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Mr.  Stephen  CoyLe,  Director 
Boston  Redevelopment  Authority 
One  City  Hall  Square 
Boston,  MA     02201 


Dear  Mr.  Coyle: 

The  Authority  has  set  forth  an  ambitious  plan  for  leveraging  the 
value  of  the  City's  downtown  land.   It  envisions  unique  benefits 
for  the  neighborhood  environment,  housing,  and  the  improvement  of 
life  for  the  citizens  of  Boston.   We,  at  Pavilion  Corporation 
present  this  proposal  for  the  realization  of  these  goals. 

Our  plan  is  for  a  linkage,  not  only  of  land  but  of  people.   Repre- 
sented in  our  proposal  are  the  dedication  of  those  who  have  worked 
with  homeless  women  and  children,  the  contributions  of  neighbor- 
hood groups  and  minority  organizations,  the  commitments  of  major 
builders  and  lenders,  and  the  efforts  of  Pavilion  in  meeting  the 
development  challenge. 

This  proposal  is  an  expression  of  our  individual  commitment  and 
that  of  the  entire  Pavilion  development  team  to  the  successful 
completion  of  the  Park  Square/South  End  linkage. 


Very 
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Francis  X.'^Messi 


President 
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I.       PROJECT   SXJMMARY 


The  Boston  Redevelopment  Authority's  second  parcel  to  par- 
cel linkage  project  is  visionary  in  its  goals,  complex  in  its 
details  and  demanding  of  commitment  by  all  of  its  participants. 
This  proposal  is  Pavilion  Corporation's  response.   It  presents  a 
creative  yet  feasible  design  for  the  architecture,  social 
programs  and  financing  required  to  make  this  project  work.   It 
meets  or  exceeds  the  the  Authority's  goals.   If  executed,  it 
will  enhance  two  of  Boston's  neighborhoods  and  will  greatly  ben- 
efit many  of  its  citizens. 

Pavilion  began  the  process  of  responding  to  the  BRA's  chal- 
lenge by  assembling  a  professional  team  with  a  broad  array  of 
skills  and  perspectives.   It  selected  as  its  architects 
CBT/Childs  Bertman  Tseckares  &  Casendino  Inc.,  a  Boston  firm 
whose  work  reflects  its  capacity  to  create  designs  which  are 
unique,  consistent  with  their  architectural  context,  and  suited 
to  their  purpose.   Richard  L.  Bertman,  the  former  Chair  of  the 
Back  Bay  Architectural  Commission  and  Anthony  B.  Casendino,  past 
President  of  the  Boston  Society  of  Landscape  Architects,  have 
conceived  the  Park  Square  and  South  End  structures  which  are 
described  in  this  proposal. 

Pavilion  then  selected  Morse/Diesel,  Inc.  and  John  B.  Cruz 
Construction  Co.,  Inc.  to  act  as  co-construction  managers  for 
the  project.   Morse/Diesel  is  a  nationally  known  construction 
management  firm  with  an  outstanding  record  for  delivering  com- 
plex structures  on  time  and  within  budget.   John  Cruz  is  the 
leading  minority  contractor  in  the  City,  and  has  extensive  con- 
struction experience  in  Boston's  neighborhoods.   Both  firms  have 
worked  with  the  architects  to  assure  that  the  designs  described 
in  this  proposal  are  cost  efficient  and  achievable.   Both 
combine  extraordinary  construction  expertise  with  outstanding 
records  of  hiring  Boston  residents,  minority  group  members  and 
women. 

The  South  End  component  of  this  proposal  required  more  than 
architectural  expertise  and  construction  skill.   The  goal  was 
not  merely  to  design  a  structure  that  had  the  look  and  feel  of 
the  South  End;  it  was  to  create  a  small,  mixed  income  community 
containing  a  transitional  housing  program  and  a  child  care 
center.   In  order  that  the  architecture  might  respond  to  the 
particular  uses  for  which  the  South  End  complex  is  intended,  it 
was  necessary  to  develop  an  outline  for  effective,  economically 
feasible  programs  for  transitional  housing  and  child  care  at  the 
South  End  site. 


Pavilion  gathered  a  unique  group  of  consultants  to  assist 
in  that  effort.   It  retained  Spring  Redd  and  Deborah  Linnell  of 
the  Elizabeth  Stone  House  (the  only  transitional  housing  program 
in  the  City  which  utilizes  apartment,  rather  than  congregate, 
living)  and  Ruth  McCambridge,  to  prepare  a  transitional  housing 
program  and  advise  the  architects  with  respect  to  the  design  of 
the  South  End  complex.   It  persuaded  Anita  Rui  Olds  of  the  Eliot 
Pearson  Department  of  Child  Study  at  Tufts  University  to  design 
a  Child  Care  Center  and  establish  the  parameters  of  its  pro- 
gram.  It  hired  Pattison,  Slavet  &  Associates,  a  firm  whose 
principals  participated  in  the  development  of  Boston's  linkage, 
housing  and  urban  renewal  programs,  to  help  structure  a  realis- 
tic financial  subsidy  proposal.   The  result  is  an  outstanding 
architectural  design  which  is  informed  by  a  solid  plan  for  the 
delivery  of  social  services  and  child  care  for  the  South  End. 

The  South  End  housing  complex,  described  at  pages  10-13,  is 
called  Cumston  Square.   It  looks  like  a  series  of  uniform  brick 
bowfront  rowhouses.   Each  rowhouse  has  a  front  stoop  with  an 
ornamental  railing,  a  street  garden,  bow  fronts  and  a  slate 
mansard  roof.   The  houses  surround  an  interior  courtyard.   The 
modulated  building  facades  of  the  exterior  are  continued  in  the 
courtyard.   Around  the  perimeter  of  the  courtyard,  each  rowhouse 
has  its  own  backyard.   In  the  center,  a  series  of  brick  walkways 
surround  a  richly  landscaped  common  area  containing  trees,  flow- 
er beds  and  a  fountain.   The  courtyard  is  open  from  Shawmut 
Avenue  to  Washington  Street,  making  the  interior  areas  safer  and 
accessible  to  the  entire  neighborhood.   The  overall  appearance 
is  that  of  a  typical  South  End  square. 

Transitional,  moderate  income  and  market  rate  units  are 
grouped  together  in  rowhouses  with  designated  entries,  but  those 
rowhouses  are  interspersed  throughout  the  complex.   The  purpose 
is  to  avoid  the  isolation  of  any  group  within  the  complex,  and 
yet  to  locate  the  transitional  units  close  enough  together  so 
that  residents  may  provide  support  for  each  other  and  services 
may  be  delivered  efficiently.   Interior  lounges  and  staff 
offices  for  the  transitional  units,  and  community  rooms  for  the 
entire  complex,  are  provided.   The  overall  design  is  intended  to 
foster  a  sense  of  community  among  the  residents  of  the  complex 
and  with  the  surrounding  neighborhood. 

A  total  of  seventy-two  parking  spaces  are  created.   All  are 
located  below  grade  and  are  invisible  from  the  street  and  the 
courtyard.   These  spaces  should  accommodate  the  vehicles  of  all 
residents  as  well  as  the  staffs  of  the  transitional  housing  and 
child  care  programs.   There  will  be  no  parking  burden  on  the 
neighborhood. 
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From  the  exterior,  the  transitional,  affordable  and  market 
rate  units  will  be  indistinguishable  from  each  other.   All  will 
be  finished  on  the  interior  with  first  quality  materials.   The 
interior  design  of  the  affordable  units  will  be  similar  to  that 
of  the  market  rate  units.   The  affordable  units  will  be  sold  — 
with  preference  given  to  residents  of  the  immediate  neighborhood 
and  the  South  End  —  at  prices  well  below  the  limits  established 
by  the  Executive  Office  of  Communities  and  Development. 

The  transitional  units  contain  a  number  of  features  which 
meet  the  anticipated  needs  of  transitional  housing  residents. 
Apartments  are  designed  for  single  parent  families.   For  exam- 
ple, rooms  are  located,  and  walls  are  opened,  to  permit  mothers 
to  supervise  their  children  while  working  in  other  parts  of  the 
unit.   There  is  no  "master  bedroom"  of  the  type  found  in  homes 
constructed  for  two-parent  families.   Moreover,  14  of  the  36 
units,  an  extraordinary  number,  will  be  handicapped  accessible. 
As  a  result,  the  complex  will  be  able  to  meet  a  need  which  other 
similar  facilities  cannot. 

The  design  recognizes  that  experience  with  transitional 
housing  programs  is  evolving  and  that  good  design  must  be  flexi- 
ble enough  to  accommodate  future  changes  in  programs,  staffing, 
and  resident  composition.   Thus,  the  layout  of  many  units  would 
permit,  but  does  not  require,  the  sharing  of  one  unit  by  two 
small  families  if  the  transitional  housing  staff  were  to  con- 
clude that  sharing  would  be  helpful  to  those  families.   Staff 
offices  will  accommodate  changes  in  staffing  levels. 

Drawings  of  the  South  End  complex  are  located  opposite 
pages  10-13,  and  after  page  18. 

The  social  service  delivery  program  described  at  pages 
20-28  is  designed  to  help  families  develop  the  life  and  job 
skills  to  move  from  dependent  shelter  settings,  through  the 
transitional  program  and  on  to  independent  lives.   The  program 
includes  a  suggested  screening  and  intake  procedure  so  that  par- 
ticipants are  selected  who  most  need,  and  are  most  likely  to 
benefit  from  and  contribute  to,  the  program.   It  outlines  a 
system  for  developing  and  achieving  goals  appropriate  to  each 
resident.   It  describes  a  variety  of  on-site  services  and  estab- 
lishes means  for  accessing  off-site  resources.   It  explains  the 
need  for,  and  suggests  methods  of  developing,  support  systems 
for  program  participants.   It  sets  forth  a  protocol  for  leaving 
the  program.   Moreover,  the  materials  which  follow  suggest  a 
specific  review  and  oversight  process,  the  purpose  of  which  is 
to  evaluate,  modify,  and  improve  the  transitional  housing  pro- 
gram on  an  on-going  basis. 
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The  proposal  has  the  enthusiastic  written  support  of  the 
Elizabeth  Stone  House  and  the  United  South  End  Settlements. 
United  South  End  Settlements,  the  largest  community-based  multi- 
service provider  in  the  South  End  and  Roxbury  neighborhoods,  has 
expressed  its  willingness  to  provide  the  extensive  transitional 
housing  social  services  that  are  described  in  this  proposal. 

As  a  separate  feature,  the  design  uses  nineteenth-century 
architectural  forms  to  create  a  state-of-the-art  child  care 
facility.   (See  pages  14-17.)   The  Center  is  an  attractive  two- 
story  wood-frame  structure,  which  will  fit  architecturally  with 
its  neighborhood.   It  will  contain  separate  facilities  for  sepa- 
rate age  groups.   It  is  designed  to  be  inviting  to  children  and 
to  create  an  environment  in  which  they  feel  comfortable  and  com- 
petent.  It  contains  far  more  outdoor  space  than  is  ordinarily 
required  and  its  outdoor  facilities  will  be  available  for  use  by 
neighborhood  children. 

A  proposed  child  care  program,  including  an  after  school 
program  for  school  aged  children,  is  also  described.   It  will  be 
tailored  to  the  needs  of  transitional  housing  residents. 
However,  to  the  greatest  extent  possible,  the  program  will  be 
open  to  other  children  as  well.   Both  the  physical  and  the 
programmatic  design  of  the  child  care  center  have  built-in 
versatility  so  that  they  may  adjust  to  changes  in  the  age  group 
composition,  and  needs,  of  the  children  that  they  serve. 

The  housing,  social  service  and  child  care  programs  have 
been  structured  to  utilize  all  available  community  resources  and 
state  and  federal  subsidies.   Those  subsidies  are  also  described 
in  detail  and  financial  pro  forma  statements  are  included  in  the 
Financial  Summary.   (See  pages  31-36  and  72-77.) 

It  is  clear,  however,  that  presently  existing  public 
subsidies  are  insufficient  to  support  programs  of  the  type  and 
quality  described  in  this  proposal.   To  help  bridge  the  gap,  and 
to  insulate  these  programs  from  the  vagaries  of  annual  funding 
processes.  Pavilion  Corporation  will  form  Pavilion  Limited 
Partnership  to  act  as  the  development  entity.   Pavilion 
Corporation  will  give  a  limited  partnership  interest  in  the 
Partnership  to  the  Boston  Foundation,  the  largest  private  chari- 
table grant-making  organization  in  New  England.   The  Boston 
Foundation  has  agreed  to  accept  such  an  interest.   It  will  make 
no  investment  and  assume  no  risk  with  respect  to  the  develop- 
ment, but  it  will  receive,  on  a  priority  basis,  a  $1,200,000 
share  of  profits  as  described  at  pages  34-36  below.   Those 
profits  will  be  held  as  an  endowment  solely  for  use  at  the  South 
End  complex.   The  Boston  Foundation  will  invest  and  manage  that 
endowment,  and  will  use  it  to  make  grants  to  support  the  hous- 
ing, social  service  and  child  care  programs  at  the  South  End 
complex. 
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The  South  End  complex  is  a  distinct  addition  to  its 
neighborhood.   It  provides  needed  affordable  housing.   It  is  an 
aesthetic  enhancement  to  the  area.   It  creates  transitional, 
affordable  and  market  rate  housing  of  unique  quality,  character 
and  desirability.   It  preserves  open  space  and  effectively  adds 
to  the  amount  and  quality  of  the  public  space  available  to  the 
neighborhood. 

Pavilion  has  actively  engaged  representatives  of  South  End 
neighborhood  groups  in  the  process  of  developing  its  proposal 
for  Cumston  Square.   During  the  early  stages  of  this  process. 
Pavilion  met  with  representatives  of  the  Blackstone/Franklin 
Square  Association,  Worcester  Square  Area  Neighborhood 
Association  and  South  End  Historical  Society  to  review  the  pre- 
liminary design,  to  discuss  area  residents'  concerns  and  to 
solicit  their  ideas.   The  final  design  of  Cumston  Square  incor- 
porates their  suggestions.   Pavilion  invited  representatives 
from  these  groups  and  the  South  End  Garden  Project  to  review  the 
final  plans  before  submitting  them  to  the  Authority.   Each  of 
these  groups  has  expressed  its  support  for  the  proposal. 
Pavilion  looks  forward  to  continuing  to  work  with  them  as  this 
project  evolves. 

The  structure  designed  for  Park  Square,  called  the  Pavilion 
at  Park  Square,  is  discussed  at  pages  43-49  below.   It  defies 
simple  description.   It  is  a  striking,  highly  detailed,  mixed- 
use,  brick  and  limestone  building  which  conforms  to  its  context 
and  brings  unity  to  the  disparate  architectural  styles  of  the 
Square.   It  will  be  a  significant  aesthetic  addition  to  the 
area.   The  varied  heights  of  the  building  blend  with  the  heights 
of  nearby  structures,  from  the  low  Piano  Row  buildings  to  the 
taller  Transportation  Building  and  still  taller  57  Hotel.   Its 
facade  materials  unite  the  brick  of  some  area  buildings  with  the 
light  colors  of  other  neighboring  structures.   The  Pavilion  is 
scaled  (low  at  its  park  end)  and  located  (set  back  from  the 
park)  so  as  to  expand  and  contribute  to  Park  Square.   The 
pedestrian  traffic  that  it  will  generate,  and  the  landscaping, 
paving  and  street-level  ornamentation  that  it  will  provide,  will 
make  Park  Square  one  of  the  most  attractive  public  spaces  in  the 
City. 

The  Pavilion's  uses  are  defined  by  its  horizontal 
configuration,  separating  the  retail  space  on  the  first  floor, 
the  commercial  space  on  the  next  three  floors,  and  the  residen- 
tial space  on  the  remaining  floors.   By  the  use  of  setbacks  and 
facade  articulation,  the  apparent  mass  of  the  structure  is 
reduced  and  the  facade  suggests  a  group  of  buildings  of  the  size 
of  the  historic  structures  in  its  neighborhood.   The  building 
has  an  arched  copper  roof,  copper  detailing,  and  arched  entry 
ways.   It  contains  a  variety  of  terraces  and  balconies.   Many  of 
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the  terraces  are  landscaped  and  many  will  have  colored  awnings. 
Viewed  from  the  direction  of  the  Boston  Common,  and  viewed  from 
any  other  direction,  it  is  a  distinct  aesthetic  addition  to  the 
area . 

The  Pavilion  contains  large,  well  appointed  residential 
units.   They  have  been  designed  so  that  each  unit  will  have  at- 
tractive views  and  each  will  have  a  terrace  or  balcony.   The 
residential  floors  do  not  have  interior  corridors.   Instead, 
small  numbers  of  units  are  grouped  around  separate  elevator 
banks.   The  building  will  contain  a  health  club,  swimming  pool, 
and  a  child  care  center.   It  provides  hidden,  below  ground  park- 
ing for  more  than  200  vehicles. 

The  structure  will  have  on  its  ground  floor  a  first-quality 
restaurant  and  a  group  of  shops  which  will  promote  the  luxury 
image  of  the  building.   These  retail  establishments  develop  the 
neighborhood  as  a  desirable,  highly  livable,  residential  area. 
The  Pavilion  will  also  contain  first  class,  needed  office 
space.   That  space  will  increase  pedestrian  traffic  in  Park 
Square  during  business  hours,  just  as  the  residential  space  will 
generate  traffic  during  other  hours. 

Drawings  of  the  Pavilion  at  Park  Square  appear  opposite 
pages  43-49  and  following  page  50. 

The  design  of  the  South  End  complex  is  expensive.   The  rev- 
enues that  will  be  obtained  from  sales  in  the  South  End  are  lim- 
ited by  EOCD  requirements  relating  to  the  affordable  and 
transitional  units.   In  addition,  payments  totalling  $1,200,000 
will  be  made  to  the  Boston  Foundation.   Overall,  Pavilion 
Corporation's  investors  will  spend  at  least  $5  million  more  in 
the  South  End  than  they  will  be  able  to  recover.   Their  return 
will  come  from  the  construction,  the  sale  of  residences  and  the 
leasing  of  retail  and  office  space  in  the  Park  Square  struc- 
ture.  The  Park  Square  development  is  limited,  however,  by  the 
size  of  the  lot  on  which  it  will  be  located  and  by  applicable 
height  and  shadow  limitations.   As  a  result,  the  linkage  project 
can  be  successful  only  if  the  Park  Square  development  is  of  the 
very  highest  quality,  only  if  it  responds  to  the  desires  of  the 
people  who  purchase  luxury,  in-city  residential  space,  and  only 
if  it  is  well  marketed. 

To  that  end.  Pavilion  has  retained  L.F.  Burke,  Inc.  as  its 
marketing  consultant.   Its  principal,  Lisa  Burke,  was  the  on- 
site  director  of  the  $85,000,000  sale  of  Heritage-on-the-Garden 
and  a  key  participant  in  the  sale  of  units  at  Four  Seasons 
Place.   Her  knowledge  of  buyer  demographics  and  desires  has 
informed  the  design  of  the  Park  Square  building  and  her  market- 
ing skills  will  contribute  significantly  to  the  economic  success 
of  the  project. 
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We  think  that  the  overall  result  of  the  Park  Square 
proposal  is  a  unique  structure,  an  architectural  tour  de  force, 
which  strengthens  its  own  neighborhood  and  which  will  generate 
the  funds  to  make  great  improvements  in  a  South  End 
neighborhood. 

The  materials  which  follow  are  divided  into  four  parts: 
(1)  a  South  End  proposal,  including  a  description  of  the 
architectural  design,  the  programs  to  be  conducted  in  the 
transitional  housing  and  child  care  components,  and  the  funding 
proposal,  (pages  8-40);  (2)  a  Park  Square  proposal  (pages 
41-54);  (3)  a  detailed  description  of  the  development  team 
(pages  55-68);  and  (4)  a  financial  summary  (pages  69-95). 

We  have  tried  in  this  proposal  to  address  each  of  the  BRA's 
concerns,  as  identified  in  its  Request  For  Proposals.   However, 
we  have  little  doubt  that  even  in  this  detailed  proposal  there 
will  be  questions  left  unanswered.   We  stand  ready  to  respond  to 
those  questions  and  we  invite  a  dialogue  with  the  BRA. 

This  is  a  project  which  will  bring  credit  to  the  City  and 
to  the  developer.   We  want  very  much  to  be  a  part  of  it.   We 
believe  that  this  proposal  combines  attractive  architectural 
designs  with  sensitive  and  carefully-planned  social  service  and 
day  care  programs.   It  is  built  upon  sound  business,  financial, 
marketing,  and  social  services  expertise,  and  it  is  economically 
feasible. 
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II.  SOUTH  END:  CUMSTON  SQUARE 

A.   The  Site  and  Its  History^ 

Based  on  the  English  style  of  urban  planning,  most  of  the 
South  End  consists  of  broad  avenues  connected  by  narrow  cross 
streets.   Several  of  the  cross  streets  are  widened  into  squares, 
with  fountains  serving  as  central  landmarks.   The  layout  of  the 
avenues  and  many  of  the  side  streets  provides  vistas  to  churches 
and  other  architectural  landmarks.   Most  streets  have  an  iden- 
tity defined  by  the  Victorian  architectural  fabric  of  bow 
fronts,  high  stoops  and  front  gardens. 

The  major  portion  of  the  South  End  site  under  consideration 
lies  in  an  area  bounded  by  Washington  Street  to  the  east, 
Rutland  Street  to  the  north,  Shawmut  Avenue  to  the  west,  and 
West  Concord  Street  to  the  south.   Cumston  Street,  a  narrow  way, 
runs  through  the  site  parallel  to  Shawmut  Avenue.   The  site  is 
located  one  block  south  of  the  urban  parks  at  Blackstone  and 
Franklin  Squares,  across  Washington  Street  from  the  South  End 
Cemetery,  and  one  block  north  and  west  of  Worcester  Square,  a 
classic  South  End  residential  square. 

The  site  is  original  (non-filled)  land  located  a  short  dis- 
tance south  of  Boston  Neck,  the  narrow  isthmus  which  in  the  sev- 
enteenth and  eighteenth  centuries  connected  the  Shawmut 
Peninsula,  on  which  the  Town  of  Boston  was  located,  with  the 
rest  of  Massachusetts.   Washington  Street  (then  called  Orange 
Street)  was  the  sole  means  of  passage  along  the  Neck  and  into 
the  Town.   Because  this  site  is  on  original  land  and  because  it 
is  adjacent  to  Washington  Street,  it  was  developed  somewhat 
earlier  —  and  had  a  somewhat  more  diverse  architectural 
character  —  than  other  parts  of  the  South  End. 

The  entire  area  south  of  the  Neck  remained  undeveloped 
through  the  eighteenth  century.   In  1801,  Charles  Bulfinch,  the 
architect  of  the  Massachusetts  State  House,  presented  a  plan  to 
the  Board  of  Selectmen  of  Boston  which  established  a  series  of 
streets  running  roughly  parallel  and  perpendicular  to  Washington 
Street.   The  plan  established  what  are  now  Franklin  and 
Blackstone  Squares  and  laid  out  Suffolk  Street  (now  Shawmut 
Avenue)  parallel  to  Washington  Street,  and  Concord  Street  (now 
West  Concord  Street)  which  connects  the  two. 


1/  We  gratefully  acknowledge  the  assistance  of  Boston 
Affiliates,  Inc.  in  compiling  the  historical  information  relat- 
ing to  the  South  End  and  Park  Square  sites  contained  in  this 
proposal . 


-8- 


Buildings  were  constructed  on  the  Washington  Street/West 
Concord  Street  corner  of  the  site  by  1814,  and  on  much  of  the 
rest  of  the  Washington  Street  side  of  the  site  shortly  there- 
after.  By  the  mid-nineteenth  century,  Washington  Street  was  an 
active  commercial  thoroughfare.   The  portion  of  the  site  along 
Washington  Street  contained  a  wood  frame  Federal  style  building, 
five  brick  Greek  revival  rowhouses,  and  three  flat-fronted 
rowhouses  with  second  floor  semi-octagonal  bay  (oriel)  windows. 
These  buildings  remained  intact  for  more  than  one  hundred 
years.   Photographs  of  them  are  included  in  Appendix  A. 

Development  along  Shawmut  Avenue  began  with  wood  frame 
houses.   By  the  mid-nineteenth  century,  those  buildings  were 
replaced  with  Greek  revival   owhouses  similar  to  those  still 
standing  on  the  east  side  of  Shawmut  Avenue  between  West  Concord 
and  Rutland  Streets.   Although  less  is  known  about  the  architec- 
ture on  West  Concord  and  Rutland  Streets,  it  is  believed  that 
Rutland  Street  was  lined  with  a  combination  of  flat-front  Greek 
revival  rowhouses  and  classic  South  End  bow  fronts. 

The  area  prospered  during  the  period  beginning  about  1850 
as  most  of  the  rest  of  the  South  End  was  filled  and  developed 
into  an  attractive,  upper-middle  class  residential  area  of 
remarkable  architectural  uniformity.   The  period  of  building  — 
and  of  prosperity  —  ended  with  the  financial  panic  of  1873. 
Thereafter,  the  Back  Bay  replaced  the  South  End  as  a  fashionable 
residential  area  and  the  neighborhood  began  a  long  period  of 
decline.   Many  buildings  were  eventually  converted  into  rooming 
houses.   Most  fell  into  disrepair  and,  by  the  middle  of  the 
twentieth  century,  a  substantial  number  had  been  abandoned. 

The  site  did  not  escape  the  general  decline.   In  1898,  an 
elevated  railroad  was  erected  along  the  length  of  Washington 
Street,  blighting  that  thoroughfare  and  inflicting  on  the  site  a 
blow  from  which  it  has  not  yet  recovered.   By  1972,  many  of  the 
buildings  on  the  site  were  vacant  and,  in  that  year,  the  struc- 
tures on  the  site  were  demolished.   The  site  has  since  remained 
empty. 

In  recent  years,  the  South  End  has  seen  a  great  economic 
revival,  characterized  by  a  return  of  higher-income  homeowners 
and  substantial  improvement  in  rental  and  lower-income  housing. 
Worcester  Square,  the  Blackstone  Square  Mansions  and  the 
Blackstone  and  Franklin  Parks  have  each  seen  extensive 
renovation.   Removal  of  the  elevated  rail  system  along 
Washington  Street  is  scheduled  for  1988. 
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B.   Project  Goals 

The  proposed  development  on  the  South  End  parcel  --  to  be 
called  "Cumston  Square"  —  is  designed  to  meet  a  number  of 
important  goals.   First,  it  creates  a  series  of  physically  at- 
tractive rowhouses  which  blend  with  the  historic  architecture  of 
the  South  End.   Second,  it  facilitates  a  continuation  of  the 
economic,  ethnic,  and  racial  diversity  which  is  characteristic 
of  the  South  End.   Third,  it  offers  an  opportunity  for  women  and 
children  to  live  in  semi-independence  while  developing  the  life 
and  job  skills  they  need  to  move  on  to  full  self-sufficiency. 
Fourth,  it  provides  twenty-four  affordable  housing  units,  con- 
tributing to  Boston's  goal  of  increasing  the  City's  supply  of 
affordable  ownership  housing  in  the  South  End.   Fifth,  it 
includes  a  day  care  center  to  provide  safe,  affordable  child 
care  and  a  program  designed  to  foster  growth  and  development  for 
children  in  the  complex,  and,  if  capacity  allows,  in  the 
surrounding  area.   Finally,  it  strengthens  a  neighborhood  that 
is  recovering  from  years  of  decline  and  neglect. 


C.   Architectural  Features 

The  exterior  design  of  the  South  End  complex  complements 
the  Victorian  rowhouse  architecture  typical  of  much  of  the  South 
End.   The  overriding  intent  of  the  design  is  to  maintain  the 
feeling  of  independent  rowhouses  and  to  avoid  any  sense  of  a 
massive  development.   As  shown  on  the  facing  pages  in  this  sec- 
tion, this  effect  is  achieved  by  the  use  of  Victorian  detailing 
appropriate  to  the  South  End,  including  bow  fronts,  oriel 
windows,  slate  mansard  roofs  (with  arched  and  bay  dormers)  and 
front  stoops. 

The  rowhouse  effect  is  achieved  by  the  use  of  regularly 
modulated  facades.   Rowhouse  facades  along  Washington  Street  are 
wider  than  along  West  Concord  and  Rutland  Streets.   The  wider 
rowhouse  fronts  on  Washington  Street  provide  a  larger  scale 
appropriate  to  a  100'  wide  avenue.   Moreover,  this  scale 
responds  to  the  predominantly  commercial  buildings  located  on 
Washington  Street,  and  is  reminiscent  of  the  grand  residential 
architecture  which  was  constructed  (and  to  some  extent  may  still 
be  observed)  along  the  main  avenues  in  the  South  End  --  Tremont 
Street,  Columbus  Avenue  and  Shawmut  Avenue.   The  smaller 
rowhouse  fronts  used  along  West  Concord  and  Rutland  Streets  are 
required  by  the  more  intimate  scale  of  these  streets  and  are 
consistent  with  the  scale  of  the  townhouses  which  appear  along 
similar  streets  throughout  the  South  End.   The  design  provides 
maximum  flexibility  in  interior  layout  and  allows  the  creation 
of  non-residential  spaces  within  the  "houses,"  including 
lounges,  laundry  rooms,  staff  offices  and  community  rooms. 
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Two  rowhouses  with  a  total  of  8  units  will  be  built  on 
Parcel  RD-60,  facing  Shawmut  Avenue  at  the  corner  of  Rutland 
Street.   These  houses  are  designed  to  continue  the  rowhouses  on 
that  block  and  to  complement  the  main  buildings  of  the  develop- 
ment.  They  will  have  oriel  windows,  front  stoops,  and  mansard 
roofs.   They  will  have  flat,  as  opposed  to  bowed,  front  facades, 
to  conform  to  the  adjacent  structures  on  Shawmut  Avenue. 

The  design  of  the  main  buildings  includes  a  level  of  park- 
ing located  one-half  level  below  grade.   The  parking  facility 
will  have  space  for  approximately  70  cars.   Twenty-eight  of 
those  spaces  will  be  sold  with  the  market-rate  units.   The  re- 
mainder will  be  available  to  affordable  and  transitional  unit 
residents  and  the  transitional  housing  and  child  care  staff. 
Two  additional  spaces  will  be  constructed  under  the  rear  portion 
of  the  buildings  facing  Shawmut  Avenue,  and  will  be  sold  with  2 
of  the  units  at  that  location.   Parking  areas  and  ramps  will  be 
entirely  concealed  from  view  by  the  facade  of  the  townhouses. 

Because  parking  will  be  at  least  one-half  level  below  grade 
the  first  floor  of  the  residences  will  be  one-half  level  above 
grade.   This  permits  half-level  stairs  running  up  from  the 
street  to  the  rowhouse  entries,  creating  a  series  of  typical 
South  End  stoops.   The  front  stoop  of  each  "rowhouse"  will  have 
a  heavy  black  ornamental  railing  and  will  overlook  a  small  front 
garden  protected  by  a  low  iron  fence  and  a  newly  bricked  side- 
walk.  This  attractive  area  will  encourage  interaction  among 
neighbors  within  and  without  the  complex. 

The  buildings  are  sited  symmetrically  around  a  rectangular 
courtyard,  depicted  on  the  following  page,  which  is  to  be  a  com- 
mon area  for  all  residents  of  the  development.   The  entire 
design  of  the  courtyard  is  intended  to  create  a  connmunity  atmo- 
sphere and  to  encourage  interaction  among  the  families  in  the 
complex.   A  landscaped  pedestrian  way  will  extend  from 
Washington  Street  to  Shawmut  Avenue,  opening  the  courtyard  to 
public  access,  emphasizing  its  strong  axial  plan,  and  providing 
a  view  through  the  entire  development . ^   a  spacious  oval 
center  area  will  contain  a  fountain  and  will  be  landscaped  with 
grass,  flower  beds  and  flowering  trees  spaced  evenly  along 
either  side  of  the  walkway.   Lighting  and  sitting  areas  will  be 
placed  to  enhance  security  and  to  encourage  residents  to  use  the 


2/   The  parking  areas  below  the  building  along  Washington 
Street  will  be  more  than  one-half  level  below  grade  and  those 
buildings  will  be  close  to  grade  at  the  center  courtyard 
entrance  on  Washington  Street  to  provide  a  direct  sight  line 
through  the  complex  from  Washington  Street  to  Shawmut  Avenue 
and  to  facilitate  handicapped  access. 
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courtyard  throughout  the  day  and  evening.   The  total  open  space, 
including  backyards,  front  gardens  and  the  courtyard,  will  be 
approximately  19,850  square  feet. 

The  courtyard  side  of  the  rowhouses  will  be  treated  in  a 
manner  similar  to  the  street  side,  with  articulated  facades  and 
mansard  roofs.   Each  building  will  have  its  own  backyard,  sepa- 
rated from  the  common  space  by  a  low  fence  and  a  grade  change. 
The  backyard  areas  for  the  transitional  housing  clusters  are 
larger  than  those  associated  with  other  units  in  order  to  pro- 
vide children's  play  areas. 

The  location  of  units,  shown  on  the  opposite  page,  has  been 
designed  to  balance  the  goals  of  extending  the  diversity  of  the 
surrounding  South  End  neighborhood  into  Cumston  Square,  of  pro- 
viding peer  support  and  efficient  delivery  of  services  to  the 
residents  of  the  transitional  units,  and  of  developing  economi- 
cally competitive  market  rate  units.   A  mix  of  transitional  and 
moderate  income  units  will  be  located  in  the  buildings  along 
Washington  Street.   The  West  Concord  and  Rutland  Street  sections 
will  be  made  up  of  groups  of  moderate  income,  transitional  and 
market  rate  units,  with  the  market  rate  units  located  toward  the 
Shawmut  Avenue  end  of  the  block.   Each  unit  type  will  be  grouped 
into  separate  rowhouses  with  dedicated  entrances. 

Market  rate  units  will  also  be  located  on  Shawmut  Avenue 
across  Rutland  Street.   Market  rate  units  have  been  placed  on 
that  parcel  because  the  location  is  expected  to  be  very  attrac- 
tive to  market  rate  buyers.   Moreover,  use  of  that  area  for 
transitional  housing  would  isolate  transitional  residents  from 
peers  and  social  service  providers,  and  would  significantly  com- 
plicate the  task  of  providing  adequate  security  to  the 
transitional  units. 

An  elevator  located  off  the  interior  courtyard  near  the 
corner  of  Washington  and  West  Concord  Streets  provides  handi- 
capped access  from  both  the  parking  garage  and  the  courtyard. 
The  fourteen  transitional  units  located  at  that  corner  of  the 
complex  will  be  handicapped  accessible  and  served  by  the  eleva- 
tor. 

Vehicular  access  to  the  parking  garage  will  be  provided  by 
ramps  off  Rutland  and  West  Concord  Streets.   To  provide  secur- 
ity, the  ramps  will  be  equipped  with  a  locked  barrier  which  can 
only  be  opened  with  a  passkey. 

The  public  sidewalks  fronting  all  the  buildings  will  be 
repaved  in  brick  in  the  same  style  as  the  pedestrian  ways 
through  the  courtyard.   The  public  sidewalks  surrounding  the 
community  gardens  across  Haven  Street  from  the  Child  Care  Center 
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will  be  improved  in  the  same  fashion.   All  sidewalks  will  be 
appointed  with  pedestrian  scale  lighting,  street  trees  and  trash 
receptacles . 

1.    Transitional  Units 

The  transitional  housing  is  intended  to  provide  attractive, 
secure  and  affordable  housing  in  a  supportive  community  that 
provides  easy  access  to  peers  and  a  full  range  of  social  ser- 
vices.  The  transitional  units  have  been  designed  to  respond  to 
the  needs  of  their  residents  and  to  the  requirements  of  the 
programs  to  be  provided  to  those  residents. 

The  transitional  unit  rowhouses  will  be  situated  in  four 
"clusters"  of  two  houses  each,  with  two  clusters  of  ten  units  on 
Washington  Street,  and  one  cluster  of  eight  units  on  each  of 
West  Concord  and  Rutland  Streets.   Each  cluster  has  a  common 
entry.   The  clusters  are  positioned  close  together,  but  are  not 
contiguous.   They  are  located  at  one  end  of  the  site  to  provide 
greater  ease  of  supervision  by,  and  contact  with,  the  program 
staff,  and  to  enhance  security  for  transitional  residents. 

The  living  rooms  in  each  unit  have  been  sized  to  encourage 
residents  to  interact  with  one  another  in  common  lounges, 
community  rooms  and  courtyards.   The  kitchen/dining  area  has 
been  positioned  at  the  rear  of  each  unit  to  provide  a  view  of 
the  courtyard  and  to  enable  supervision  of  children  playing  in 
the  backyard  and  courtyard  areas.   A  rectangular  opening  in  the 
kitchen  wall  also  provides  a  view  from  the  kitchen  into  the 
living  room.   Bedrooms  are  all  of  equal  size,  permitting  the 
doubling  up  of  children,  allowing  a  parent  to  share  a  room  with 
a  child,  and  providing  the  flexibility  for  two  small  families  to 
share  one  apartment.   In  the  four  bedroom  units,  bathrooms  have 
been  compartmentalized  to  provide  for  multiple  concurrent 
usage. 

Because  many  of  the  women  in  transitional  housing  will  come 
from  battered  women's  shelters,  the  units  are  designed  to  pro- 
vide as  much  security  as  is  possible  given  the  separate  entryway 
scheme.   Each  entrance  of  the  entire  project  will  have  double 
doors,  requiring  two  keys.   Transitional  unit  entries  will  have 
doorbells  with  intercoms,  but  will  not  have  a  buzz-in  feature. 
A  resident  of  these  units  will  have  to  go  down  to  the  front  door 
and  admit  her  visitor  after  looking  through  a  view  hole  to  make 
sure  of  the  visitor's  identity.   To  further  enhance  security, 
children  under  age  12  living  in  transitional  housing  will  not  be 
permitted  to  have  their  own  keys. 

Two  large  community  rooms  are  sited  off  the  Washington 
Street  entrance  to  the  courtyard  near  the  transitional  unitff. 
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The  location  of  these  spaces  is  designed  to  provide  easy 
accessibility,  to  invite  the  public  into  the  courtyard,  and  to 
use  spaces  which,  because  of  their  ground  floor,  Washington 
Street  location,  are  less  desirable  for  residential  purposes. 
Offices  for  the  social  service  staff  will  be  placed  adjacent  to 
the  community  rooms  to  give  staff  the  opportunity  to  interact 
freely  with  the  transitional  housing  residents  and  to  observe 
and  monitor  their  activities.   While  present  projections  are  for 
a  staff  of  four  or  five  persons  on  a  full-time  basis,  the  office 
space  has  been  designed  with  the  flexibility  to  accommodate  an 
expanded  staff  as  may  be  necessary  to  meet  the  needs  of  the 
transitional  residents. 

In  addition  to  the  large  community  rooms,  each  cluster  of 
transitional  units  will  have  a  common  lounge.   This  lounge  will 
be  used  for  visiting  among  residents,  house  meetings  and  meet- 
ings with  staff  counselors. 

The  largest  meeting  room  for  the  complex  will  be  the  multi- 
purpose room  on  the  second  floor  of  the  child  care  center  (see 
description  at  pages  15-16) .   That  meeting  room,  which  will  be 
available  in  the  evening  when  the  center  is  closed,  may  also  be 
used  for  community  meetings  and  classes.   The  inclusion  of  this 
room  in  the  center  will  enable  mothers  and  couples  to  attend 
meetings  in  the  multi-purpose  room  while  their  small  children 
are  supervised  in  an  adjacent  area. 

2.  Affordable  and  Market-Rate  Units 

There  will  be  no  differentiation  among  the  rowhouses  from 
the  exterior.   All  90  units  have  been  designed,  and  will  be  con- 
structed, with  first  quality  materials  and  fixtures.   However, 
some  changes  have  been  incorporated  into  the  affordable  and  mar- 
ket rate  ownership  units  to  serve  the  needs  of  their  owners. 
Each  affordable  and  market  rate  rowhouse  will  have  a  separate 
entry  serving  only  four  to  five  condominium  units.   There  are  no 
common  lounges  and  individual  unit  living  rooms  and  dining  areas 
are  sized  to  fit  the  needs  of  these  homeowners.   The  master  bed- 
room is  well-defined  and  larger  than  the  other  bedrooms, 
reflecting  an  expectation  that  many  buyers  will  be  two-parent 
families. 

3.  Child  Care  Center 

The  child  care  center,  is  a  wood  frame,  sloped  roof  build- 
ing located  at  the  corner  of  Haven  and  Rutland  Streets.   The 
building  has  been  designed  to  conform  to  the  size  of  the  site 
and  surrounding  neighborhood  dwellings.   It  has  a  residential 
scale,  a  factor  of  critical  importance  to  young  children.   It  is 
L-shaped,  forming  a  right  angle  at  the  corner  of  Rutland  and 
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Haven  Streets.   At  the  center  of  the  "L"  is  a  tower  which 
extends  above  the  second  floor,  allowing  for  an  additional  row 
of  windows  and  more  natural  light  for  the  second  floor. 
Children  will  enter  the  center  through  a  gate  on  Rutland 
Street.   They  will  pass  through  the  play  yard  before  entering 
the  building,  so  as  to  ease  their  transition  from  home  to  the 
center.   A  second  entry  at  the  corner  of  Rutland  and  Haven 
Streets,  located  close  to  the  Center's  administrative  offices, 
provides  access  for  visitors  and  parents  and  allows  for  good 
surveillance  and  control  of  both  branches  of  the  "L" . 

As  described  at  pages  29-30  below,  the  center  will  accommo- 
date up  to  62  children,  divided  into  two  groups  each  of  infants, 
and  toddlers,  and  one  group  each  of  pre-schoolers  and  after- 
schoolers.   Infant  and  toddler  rooms  are  located  at  grade.   Pre- 
school and  school  age  rooms  are  on  the  second  floor.   Because 
corridors  tend  to  be  disorienting  to  young  children,  they  have 
been  reduced  to  a  minimum.   Different  age  groups  are  located  in 
separate  wings  of  the  building,  in  rooms  which  are  in  close 
proximity  to  central  resources  (offices,  kitchen  and 
bathrooms) . 

The  child  care  center  provides  35  square  feet  of  indoor 
primary  activity  space  per  child.   It  also  contains  space  for 
basic  requirements,  including  hallways,  cubbies,  wash  and  toilet 
rooms,  a  kitchen  for  preparing  hot  meals,  closets,  administra- 
tive offices,  nap  and  diapering  areas,  a  multi-purpose/gross 
motor  room,  a  laundry,  a  sick  bay,  a  staff  lounge,  and  a  parent 
corner.   As  a  result,  the  gross  space  per  child  will  be  72 
square  feet.3 

The  first  floor  will  provide  2  rooms  each  for  infants  (7 
children/room)  and  toddlers  (9  children/room),  administrative 
offices,  a  parent  corner  that  includes  space  for  observation, 
and  a  sick  bay.   The  second  floor  contains  one  large  room  which 
will  accommodate  up  to  twenty  pre-school  children  and  a  separate 
large  multi-purpose  room.   The  multi-purpose  room  will 


3/   35  square  feet  per  child  activity  space; 
25  square  feet  per  child  assignable  space; 
12  square  feet  per  child  non-assignable  space. 
72  total. 

While  it  would  have  been  preferable  to  allot  42  square  feet 
per  child  of  indoor  activity  space,  this  would  bring  the  total 
gross  square  footage  per  child  to  100,  or  6,200  for  62  chil- 
dren, a  total  size  which  is  not  feasible  given  the  plot  size, 
the  demand  for  outdoor  space  and  the  requirements  of  the 
Request  for  Proposals. 
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accommodate  after-school  students  in  the  late  afternoon.   It 
will  be  available  to  the  entire  child  care  center  as  an  indoor 
gymnasium/meeting/activity  room  at  all  other  times.   All  rooms 
have  two  doors. 

On  both  floors,  each  "classroom"  (more  appropriately,  each 
"group  room")  will  be  equipped  with  a  sink,  toilet,  drinking 
fountain,  thermostat  and  telephone,  built  to  child  scale  where 
appropriate.   Laundry,  mechanical,  bulk  storage,  and  service 
facilities  will  be  located  in  the  basement.   An  elevator  will 
provide  handicapped  access  throughout  the  Center. 

Each  group  room  will  be  characterized  by  varied  floor, 
ceiling  and  wall  heights  and  by  varied  lighting  systems. 
Windows  will  be  scaled  to  child-height  and,  wherever  possible, 
the  site  will  be  designed  to  provide  views  of  trees,  sky,  and 
flowers  from  each  window.   Activity  areas  within  each  room  will 
also  be  of  differing  sizes.   Most  will  accommodate  four  children 
and  one  adult.   There  will  be  at  least  one  space  in  each  group 
room  which  will  accommodate  whole  group  meetings  and  spaces  will 
be  provided  for  one-on-one  interactions  and  individual  activi- 
ties.  All  group  play  spaces  will  be  designed  to  maximize  chil- 
dren's opportunities  to  move  freely  in  space,  and  to  feel 
comfortable  and  competent. 

Floor  and  wall  materials  will  be  easily  cleanable,  soft  and 
resilient.   There  will  be  a  combination  of  tiled  and  carpeted 
floor  areas.   Maximum  consideration  will  be  given  to  the  use  of 
the  floor  as  furniture  for  young  children,  especially  infants 
and  toddlers.   Heating  systems  will  be  designed  to  provide 
appropriate  warmth  at  the  floor  and  at  child  height.   All 
textures,  colors,  furnishings  and  finishes  will  be  selected  with 
the  needs  and  uses  of  young  children  in  mind. 

Massachusetts  day  care  regulations  require  that  a  minimum 
of  75  square  feet  of  outdoor  space  per  child  be  provided  for  the 
maximum  number  of  children  outdoors  at  any  one  time.'^   At  this 
facility,  where  the  largest  age  grouping  is  20  children,  that 
requirement  could  be  met  with  an  outdoor  space  as  small  as  1,500 
square  feet.   However,  this  center  is  designed  to  provide  4,000 
square  feet  of  outdoor  space.   This  extra  space  is  intended  to 
provide  young,  inner  city  children,  many  of  whom  will  have  come 
to  the  complex  from  shelters,  with  an  outdoor  area  which  will 
assist  them  developmentally  and  provide  an  optimal  environment 
for  physical  and  emotional  health.   It  will  be  equipped  with 
playground  structures  and  benches,  and  will  be  handicapped  ac- 
cessible.  The  play  area  will  be  open  to  all  neighborhood 


4/   102  C.M.R.  7.11(6) 
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residents  on  weekends  and  evening  hours.  It  is  anticipated  that 
this  area  will  be  a  focal  point  for  young  children  living  in  the 
complex  and  the  neighborhood. 

4.    Neighborhood  Participation  in  the  Design  Process 

Neighborhood  groups  have  had  a  significant  influence  on  the 
planning  and  design  of  Cumston  Square.   Representatives  from  the 
development  team  met  with  representatives  from  the  South  End 
Historical  Society,  the  Worcester  Square  Area  Neighborhood 
Association,  and  the  Blackstone/Franklin  Square  Neighborhood 
Association  before  the  design  for  the  South  End  was  developed  to 
discuss  their  concerns  and  incorporate  their  ideas  into  this 
proposal.   The  ideas  contributed  by  these  groups  have  been  very 
helpful.   For  example,  the  concept  of  an  interior  courtyard  open 
at  Washington  Street  and  Shawmut  Avenue  with  full  sight  lines 
between  the  two  streets  was  suggested  at  a  neighborhood  meet- 
ing.  Neighborhood  concerns  about  safety  and  upkeep  of  the  com- 
plex have  been  addressed  by  improved  lighting  and  by  a  stipula- 
tion that  the  condominium  association  provide  a  full-time  secur- 
ity officer.   Pavilion  invited  representatives  from  these  groups 
and  the  South  End  Garden  Project  to  see  the  proposed  design 
before  it  was  submitted  to  the  Authority.   At  that  meeting  the 
neighborhood  group  representatives  expressed  strong  support  for 
Pavilion's  proposal.   (See  Appendix  B) .   Pavilion  looks  forward 
to  continuing  to  work  with  these  and  other  neighborhood  groups 
throughout  the  development  process. 


D.   Architectural  Plans  and  Studies 

One  full  size  set  of  drawings  mounted  on  boards  in  presen- 
tation format,  a  duplicate  full  size  set  of  drawings  and  a  study 
model  have  been  submitted  to  the  Authority  with  this  proposal. 
A  full  set  of  reduced  drawings  is  included  in  here  as  follows: 

1.  Washington  Street  View  Perspective. 

2.  Site/First  Floor  Plan. 

3.  Parking  Plan. 

4.  Typical  Floor  Plan. 

5.  Fifth  Floor/Roof  Plan. 

6.  Courtyard  View  Prospective. 

7.  Washington  Street  and  West  Concord  Street  Elevations. 
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8.  Shawmut  Avenue  and  Rutland  Street  Elevations. 

9.  Site  Sections. 

10.  Site  Section/Rutland  Street  Elevation. 

11.  Shadow  Analyses. 

12.  Shadow  Analyses. 

13.  Photographs  of  Scale  Architectural  Models. 
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E.   Construction 

Construction  of  the  South  End  project  will  begin  as  soon  as 
possible  after  Pavilion  Corporation  is  designated  as  the  devel- 
oper.  See  the  development  schedule  attached  in  Appendix  C. 
John  B.  Cruz  Construction  Co.,  Inc.  will  be  responsible  for  all 
construction,  and  will  obtain  and  manage  all  subcontractors  and 
material  suppliers.   Morse/Diesel  will  act  as  co-construction 
manager . 

As  it  has  on  all  its  past  projects,  John  Cruz  will  stress 
minority,  women  and  Boston  resident  participation  in  construc- 
tion.  John  Cruz  expects  that  approximately  300  construction 
jobs  will  be  created  during  construction  at  Cumston  Square.   Of 
those  jobs,  at  least  50%  will  be  held  by  Boston  residents,  more 
than  30%  will  be  held  by  minority  persons  and  at  least  10%  will 
be  held  by  women.   Furthermore,  at  least  10%  of  John  Cruz's  sub- 
contractors will  be  minority  and  women  owned  businesses.   For  a 
full  description  of  both  John  Cruz  and  Morse/Diesel's  exemplary 
records  in  minority,  women  and  Boston  resident  hiring,  see  pages 
60-64  below. 

Construction  costs  for  the  Cumston  Square  complex  are  pre- 
sented in  the  Financial  Summary  section  of  this  proposal,  at 
page  71. 


F.   Transitional  Housing 

When  construction  of  the  housing  units  has  been  substan- 
tially completed,  the  Cumston  Square  Association,  a  separate, 
newly-formed  nonprofit  corporation  organized  under  G.L.  c.l80 
will  be  formed  and  the  Partnership  will  sell  the  transitional 
units  and  associated  common  rooms  as  a  single  condominium  to 
it. 

Members  of  the  Board  of  the  Cumston  Square  Association  will 
be  appointed  by  the  Mayor  of  the  City  of  Boston.   It  is  recom- 
mended that  the  Mayor  select  Board  members  so  as  to  provide  rep- 
resentation from  the  Boston  Foundation,  local  neighborhood 
groups,  referring  shelters,  the  Cumston  Square  condominium  asso- 
ciation and  former  homeless  women.   The  composition  of  the  Board 
should  reflect  the  ethnic  and  racial  diversity  of  the 
transitional  housing  residents,  and  should,  as  soon  as  possible, 
include  women  who  have  successfully  moved  from  transitional 
housing  to  independent  living  situations.   The  transitional 
housing  consultants  have  advised  Pavilion  that  a  one-third  rep- 
resentation of  former  transitional  housing  residents  would  be 
appropriate.   We  suggest  that  at  all  times  the  Board  be  com- 
prised of  persons  with  diverse  skills  and  backgrounds,  inclutfling 
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those  who  have  had  experience  in  locating  and  providing  social 
services,  who  have  been  low-income  single  parents,  who  have  ex- 
perienced homelessness,  who  know  the  South  End  neighborhood,  and 
who  have  strong  management,  legal  and  accounting  backgrounds. 

The  Board  will  have  primary  responsibility  for  establishing 
policy,  approving  programs,  and  providing  budget  oversight  for 
the  transitional  housing  program.   The  Board  will  be  fully  re- 
sponsible for  (1)  the  physical  management  and  security  of  the 
transitional  units,  (2)  participating  in  the  condominium  associ- 
ation, (3)  supervising  social  service  programs  at  the  site, 
(4)  overseeing  the  day  care  center,  and  (5)  identifying  and  ob- 
taining funding  for  the  transitional  housing  and  day  care 
programs.   The  Board  will  retain  a  service  provider  or  providers 
for  transitional  housing  and  child  care  whose  staff  will  be  ded- 
icated to  the  program.   We  recommend  that  providers  be  selected 
from  the  South  End  Community. 

In  the  sections  which  appear  immediately  below,  we  discuss 
the  social  services  to  be  provided  to  transitional  residents, 
then  the  day  care  program,  and  finally  the  funding  plan  for 
those  services. 

1.    Social  Service  Delivery 

Deborah  Linnell  and  Spring  Redd  of  the  Elizabeth  Stone 
House  and  Ruth  McCambridge  acted  as  consultants  to  the  develop- 
ment team  in  designing  the  social  service  delivery  component  of 
this  proposal  and  in  reviewing  the  architectural  features.   A 
letter  of  support  for  this  proposal  from  the  Elizabeth  Stone 
House  is  included  in  Appendix  B. 

United  South  End  Settlements,  the  largest  community-based 
multi-service  provider  in  the  South  End  and  Roxbury  communities, 
reviewed  this  proposal  and  has  expressed  its  willingness  to  pro- 
vide both  on-site  and  off-site  services  of  the  type  described 
below.   A  letter  expressing  the  United  South  End  Settlement's 
interest  is  included  in  Appendix  B.   That  letter  describes  this 
proposal  as  "responsive  to  the  REP"  and  commends  the  development 
team  as  having  "demonstrated  its  sensitivity  to  the 
neighborhood. " 

Philosophy  and  Objectives 

The  overall  objective  of  the  transitional  housing  program 
is  to  provide  up  to  two  years  of  affordable  housing  in  a  safe 
and  supportive  setting  which  fosters  a  transition  between  a 
service-intensive  shelter  and  fully  independent  living.   It 
permits  women  to  work  toward  individually  formulated  goals, 
originally  established  while  they  were  living  in  shelters  and 
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updated  as  they  entered  the  transitional  housing  program.   It  is 
designed  to  help  women  gain  the  skills  and  emotional  and  finan- 
cial stability  they  need  to  build  independent  lives  and  encour- 
ages long  term  solutions  to  problems  faced  by  homeless 
families.   The  intent  of  the  program  is  to  use  self  help  and 
peer-support  as  much  as  possible.   Women  who  have  had  similar 
experiences  involving  homelessness  and/or  abuse  are  able  to  sup- 
port each  other,  so  as  to  reduce  isolation  and  self-blame. 

The  specific  goals  of  the  program  at  the  transitional  hous- 
ing project  include: 

developing  marketable  job  skills  and  employment  oppor- 
tunities; 

developing  financial  management  and  home  management 
skills; 

locating  permanent  affordable  housing; 

developing  parenting  skills; 

encouraging  participation  in  social  support  systems 
such  as  church  activities,  formal  support  groups  and 
parenting  groups; 

developing  and  improving  supportive  relationships  and 
networks  so  that  residents  will  have  a  reduced  feeling 
of  isolation  and  will  be  able  to  make  informed,  real- 
istic decisions;  and 

assuring  the  mental  and  physical  health  of  women  and 
their  children  by  assessing  and  addressing  their  medi- 
cal, nutritional  and  emotional  needs. 

Target  Population  and  Intake  Procedure 

The  target  population  is  families  headed  by  women.   The 
staff  will  actively  solicit  potential  residents  through  outreach 
to  community  organizations,  neighborhood  associations,  and  the 
City's  shelters.   Women  are  expected  to  come  to  the  transitional 
housing  from  battered  women's  shelters,  family  shelters,  and 
other  social  service  agencies  that  provide  housing  or  assistance 
to  homeless  women  and  children.   Preference  will  be  given  to 
Boston  residents,  but  shelters  in  the  greater  Boston  area  will 
be  contacted  for  referrals. 

Once  potential  residents  have  been  identified,  the  staff 
will  begin  the  intake  screening  process,  using  a  protocol  which 
is  intended  to  select  women  who  have  the  greatest  potential  to 
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benefit  from  the  services,  who  are  most  in  need  of  independent 
but  affordable  housing,  who  present  the  least  risk  of  interfer- 
ing with  the  progress  of  other  transitional  housing  residents, 
and  who  demonstrate  the  motivation  to  make  changes  in  their 
lives. 

Potential  residents  will  be  screened  at  the  outset  to  elim- 
inate the  following  groups: 

women  with  active  drug  and  alcohol  problems  (women 
will  be  required  to  be  sober  and/or  free  of  drugs  for 
six  months  in  order  to  enter  the  program) ; 

women  who  are  actively  suicidal  and/or  women  whose 
level  of  emotional  stress  requires  intensive  support; 

women  with  active  eating  disorders  which  require 
intensive  supervision;  and 

women  in  battering  situations  who  would  not  be  safe 
due  to  the  lack  of  confidentiality  at  the  site. 
(These  women  will  be  referred  to  a  confidential 
transitional  housing  program  in  the  Boston  area.) 

Each  woman  will  be  asked  about  her  willingness  to  partici- 
pate in  job  and  vocational  training  and/or  educational 
programs.   Each  will  be  asked  about  her  desire  to  participate  in 
meeting  program  expectations.   Basic  information  will  be  sought 
regarding  an  applicant's  children  and  the  situation  that  brought 
her  to  the  emergency  shelter  or  program  in  which  she  is  cur- 
rently residing  or  participating. 

Forms  will  be  sent  to  potential  clients  and  their  shelter 
workers  to  be  filled  out  and  returned.   Information  will  be 
sought  with  respect  to  the  client's  ability  to  pay  any  financial 
costs  associated  with  her  present  shelter,  child  care  practices, 
relationships  with  other  women  and  staff  at  her  existing 
shelter,  follow-through  with  respect  to  appointments  and  chores, 
general  level  of  motivation,  and  ability  to  progress  in  a  less 
staff-intensive,  more  independent  setting. 

Each  woman  will  be  asked  to  make  a  weekly  "call  back"  for 
at  least  four  consecutive  weeks  in  order  to  show  that  she  is 
sufficiently  motivated  to  participate  in  the  program.   Each  will 
be  told  during  her  initial  call  that  the  intake  process  includes 
a  face-to-face  interview  and  that  no  decision  concerning  her 
application  will  be  made  until  after  that  interview. 

At  the  end  of  the  call  back  period  and.  after  completed 
forms  have  been  received  and  reviewed,  a  face-to-face  interview 
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will  be  conducted  by  the  transitional  housing  program  staff.   A 
determination  will  then  be  made  as  to  whether  the  woman  is  ac- 
cepted into  the  program.   If  a  woman  is  moving  into  an  apartment 
with  another  adult,  a  meeting  will  be  set  up  so  that  the  poten- 
tial housemates  may  meet  each  other. 

When  an  applicant  is  accepted,  the  referring  shelter  will 
be  required  to  help  her  and  her  children  prepare  for  their  move 
to  transitional  housing.   These  shelters  will  be  expected  to 
help  each  family  to  establish  a  source  of  income  (usually  AFDC 
or  Social  Security),  and  apply  for  day  care  vouchers  and  Section 
707  housing  eligibility. 

If  a  woman  is  to  move  into  an  apartment  by  herself  she  will 
be  permitted  to  move  in  as  soon  as  a  unit  becomes  available.   A 
security  deposit  equal  to  her  first  month's  rent  (25%  of  her 
monthly  income,  as  explained  at  pages  32-33)  will  be  expected 
upon  arrival.   The  requirement  of  a  security  deposit  ensures 
that  residents  understand  that  they  must  meet  certain  firm 
financial  obligations  in  order  to  participate  in  the  program. 

Adult  Direct  Services 

All  programs  and  services  begun  at  referring  shelters  will 
be  continued  at  the  transitional  housing  project  as  needed. 
However,  because  the  objective  of  the  transitional  program  is  to 
provide  a  link  between  shelter  and  independent  living,  self-help 
and  peer  support  will  be  emphasized  over  staff-intensive  deliv- 
ery of  services.   As  a  result,  there  will  be  a  director  and  only 
three  direct  service  staff  at  the  transitional  housing  project. 

Before  moving  in,  each  new  adult  resident  will  establish  a 
"contract"  with  the  transitional  housing  program  staff  and  other 
residents.   That  contract  will  include  a  statement  of  the 
woman's  goals  with  respect  to  job  training,  and  legal,  finan- 
cial, parenting,  housing,  medical,  and  emotional  matters.   It 
will  contain,  as  well,  a  definite  date  for  the  termination  of 
her  participation  in  the  program.   Each  adult  resident's  con- 
tract will  require  her  to  participate  on  a  daily  basis  in  job 
training  or  counseling,  a  job,  or  educational  training. 
Contracts  will  confirm  agreements  to  participate  in  seminars, 
meetings,  parenting  groups,  and,  if  needed,  regular 
psychological  counseling.   Allowances  will  be  made  to  permit 
mothers  with  infants  to  care  for  their  children  before  beginning 
their  programs. 

There  will  be  two  full-time  adult  Direct  Service 
Coordinators.   They  will  locate  off-site  job  training  and 
counseling,  financial  counseling  and  psychological  assistance. 
A  list  of  potential  off-site  service  providers  is  included  in 
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Appendix  D.   The  staff  will  refer  each  resident  to  appropriate 
services,  and  will  assist  each  in  completing  the  forms  and  meet- 
ing the  requirements  necessary  to  obtain  those  services.   It 
will  follow  up  to  insure  that  the  off-site  services  are  being 
utilized  and  are  effectively  meeting  the  resident's  needs.   In 
selecting  off-site  service  providers,  the  staff  will  focus  on 
training  programs  aimed  at  preparing  these  women  for  self- 
sufficiency  and  stressing  transferable  and  marketable  skills. 
Services  not  available  from  off-site  providers  will  be  provided 
by  staff  members  on  site  or  by  special  consultants  hired  for 
that  purpose. 

Staff  members  will  hold  mandatory  peer  support  group  meet- 
ings once  a  week.   Staff  members  will  also  meet  regularly  with 
mothers  in  parenting  groups  to  discuss  parenting  issues  and 
expose  women  to  a  range  of  parenting  experiences  and  styles. 
They  will  also  conduct  training  seminars  designed  to  improve 
life  skills,  including  budgeting,  home  and  family  management, 
and  parenting,  and  will  provide  frequent  individual  counselling 
and  goal  reaffirmation.   In  addition,  each  woman  will  meet  with 
a  staff  member  at  least  once  every  two  weeks  to  discuss  the 
effectiveness  of  her  program  and  her  progress  toward  her 
goals. ^  Any  woman  who  is  not  working  toward  her  goals  will  be 
given  a  period  of  time  in  which  to  demonstrate  that  she  is  fully 
committed  to  fulfilling  her  contract.   If  she  has  not  made  any 
progress  by  the  end  of  that  period,  she  will  be  asked  to  leave. 

Residents  will  be  expected  to  take  control  over  their 
lives.   They  will  make  many  of  the  decisions  that  affect  their 
day-to-day  living.   They  will  be  expected  to  resolve  conflicts 
among  themselves,  to  coordinate  chores  and  to  give  each  other 
support  as  needed. 

Children's  Direct  Services 

A  children's  Direct  Service  Coordinator  on  the  staff  will 
organize  and  oversee  programs  for  the  50  or  more  children  who 
will  live  in  the  transitional  units.   Many  of  the  daytime  needs 
of  these  children  will  be  met  by  the  child  care  center  (see 
pages  28-31  below).   However,  the  children's  service  coordinator 


5./  Because  this  program  stresses  self-help  and  independence, 
the  staffing  pattern  presented  in  this  proposal  reflects  the 
minimum  needed  to  operate  the  programs.   Most  work  will  be  done 
in  groups.   One  on  one  meetings  will  be  limited  since  each 
direct  service  coordinator  will  be  responsible  for  approxi- 
mately twenty  women.   However,  because  some  funding  sources 
require  higher  staff  to  client  ratios  and  more  frequent  one  on 
one  meetings,  more  staff  may  be  needed  for  these  programs. 
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will  organize  after-school  programs  and  supervision,  will  help 
school  age  children  with  school  assignments  and  will  develop  a 
cooperative  babysitting  and  child  care  program  among  the  resi- 
dents so  that  mothers  may  attend  meetings  and  classes  or  hold 
jobs. 

Because  children  in  the  program  will  have  come  from  a 
variety  of  homeless  situations,  many  will  have  special  develop- 
mental needs.   The  children's  service  coordinator  will  be 
required  to  identify  children  in  the  community  who  need  special 
assistance  and  to  make  certain  that  they  obtain  appropriate 
counseling,  medical  and  nutritional  help.   The  coordinator  will 
also  work  with  the  other  staff  members  so  that  family-based 
problems  may  be  identified  and  addressed,  and  services  may  be 
provided  to  family  groups. 

Finally,  the  staff  will  be  responsible  for  detecting  evi- 
dence of  neglect  and  abuse  of  children.   When  signs  of  neglect 
or  abuse  appear,  staff  members  will  report  it  to  the  Department 
of  Social  Services  as  required  by  law,  and  will  work  with  the 
parent  and  child  to  try  to  identify  the  cause  and  nature  of  the 
abusive  conduct  and  to  address  the  conduct  itself. 

Community  Relations 

Outside  the  transitional  housing,  the  staff  will  work  to 
encourage  a  sense  of  community  with  other  residents  in  the 
Cumston  Square  complex  and  the  immediate  neighborhood.   One  pos- 
sible effort  to  bring  outside  communities  into  the  transitional 
housing  community  will  be  to  offer  night  education  or  training 
programs  open  to  all.   Meetings  and  classes  that  invite  partici- 
pation by  the  outside  community  will  help  to  reduce  the  poten- 
tial isolation  of  transitional  housing  residents  and  to  overcome 
economic  differences  between  the  transitional  residents  and 
their  neighbors.   Similarly,  transitional  housing  residents  will 
be  encouraged  to  participate  in  appropriate  existing  programs 
conducted  in  the  outside  community. 

Social  services  for  the  transitional  units  in  this  develop- 
ment will  also  be  coordinated  and  shared  with  programs  currently 
provided  to  other  residents  in  the  area.   For  example,  one  block 
northwest  of  the  development,  at  the  corner  of  East  Newton  and 
Washington  Streets,  is  a  new  rental  housing  facility  designed 
solely  for  tenancy  by  combinations  of  old  and  young  women. 
Those  women  may  benefit  from  many  of  the  same  services  as  the 
women  in  transitional  housing  and  it  may  be  possible  to  share  or 
coordinate  those  services.   However,  in  all  cases  the  staff  will 
be  required  to  make  a  determination  as  to  whether  a  joint  pro- 
gram with  other  groups  is  efficient  and  whether  it  best  serves 
the  needs  of  the  residents  of  the  transitional  units. 
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Transition  from  the  Program 

Because  a  primary  goal  of  the  transitional  housing  program 
is  to  move  its  residents  toward  self-sufficiency,  one  of  the 
staff's  most  important  roles  will  be  to  motivate  and  counsel 
women  with  respect  to  their  transition  to  independent  living. 
The  staff  will  work  with  each  adult  resident,  beginning  early  in 
her  tenancy,  to  prepare  her  for  her  next  move.   This  will 
involve  helping  women  locate  other  suitable  affordable  housing 
and  (in  the  case  of  interested  women  with  higher  earning  poten- 
tial) assisting  them  to  identify  home  ownership  opportunities. 
Every  effort  will  be  made  to  assure  that  each  resident,  upon 
leaving,  is  in  a  stable  employment  situation  and  has  appropriate 
child  care.   In  addition,  the  staff  will  advise  each  resident 
with  respect  to  her  need  and  eligibility,  and  will  help  to 
arrange  for,  public  financial  assistance  and  social  services 
after  she  leave  the  program. 

A  system  will  be  established  to  follow  up  with  each  resi- 
dent after  she  has  left  the  program  to  evaluate  the  success  of 
her  transition  to  fully  independent  living. 

The  Staff 

At  present,  it  is  anticipated  that  the  population  of  the 
transitional  housing  will  be  approximately  36  adults  and  50  or 
more  children.   To  fully  address  the  social  service  and  housing 
needs  of  this  population,  the  Board  of  the  Cumston  Square 
Association  will  hire  (or  will  retain  a  South  End  service 
provider  or  providers  which  will  supply)  four  professional  staff 
members:   an  executive  director,  two  direct  service  coordinators 
for  adult  residents,  and  one  direct  service  coordinator  for 
children.   In  addition,  administrative  personnel  including  part- 
time  secretarial  and  bookkeeping  help,  will  be  needed.   However, 
staffing  requirements  will  be  left  flexible  to  meet  the  needs  of 
the  transitional  residents  and  any  requirements  of  funding 
sources.   Staff  and  other  social  service  operating  costs  are 
outlined  in  the  Pro  Forma  Transitional  Housing  Social  Services 
Budget  contained  in  the  Financial  Summary  section  of  this  pro- 
posal. 

The  executive  director  will  manage  the  staff  and  the  budget 
for  the  program.   S/he  will  be  responsible  for  identifying  and 
soliciting  available  public  and  private  funding.   S/he  will  also 
be  the  chief  community  liaison,  and  will  sit  on  local 
neighborhood  association  boards  and  committees.   S/he  will  par- 
ticipate in  the  Cumston  Square  condominium  association  and 
interact  with  the  management  of  the  condominium  complex.   To  the 
extent  that  time  permits,  s/he  will  also  provide  direct  service 
to  program  participants  of  the  type  described  in  the  preceding 
sections . 
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Since  transitional  housing  is  a  service  of  recent  origin, 
few  standards  exist  for  staff  qualifications  and  training. 
However,  resumes  will  be  reviewed  based  on  an  applicant's  life, 
work  and  educational  experiences,  experience  with  and  ability  to 
recognize  and  understand  issues  affecting  battered  and  homeless 
women  and  their  children,  counselling  and  group  leading  skills, 
familiarity  with  referral  resources  and  outside  service 
providers,  and  knowledge  of  self-help  and  peer-support 
programs . 

The  staff  will  reflect  the  economic  and  cultural  diversity 
of  the  transitional  housing  program  and  of  the  South  End. 
Direct  service  staff  will  be  multi-racial  and  bilingual  to 
reflect  the  composition  of  the  transitional  housing  residents. 

Staff  will  have  at  least  twenty  hours  pre-service  and  regu- 
lar in-service  training  in  crisis  intervention,  domestic 
violence  and  homelessness  issues,  and  legal,  medical,  mental 
health,  housing,  and  job  referral  matters.   They  will  be  trained 
to  recognize  and  handle  abuse  and  neglect  cases,  and  to  provide 
protective  services. 

Program  Evolution  and  Evaluation 

Because  of  the  innovative  nature  of  this  project,  it  is 
impossible  to  project  an  accurate  single,  or  even  composite, 
profile  of  the  residents  of  this  program.   It  is,  therefore, 
important  not  to  lock  this  program  into  a  particular  scheme  of 
service  delivery.   Thus,  the  "target  population"  and  the  service 
delivery  program  which  are  described  above  should  be  considered 
a  starting  point  for  a  more  careful  and  analytical  response  to 
the  needs  of  the  actual  applicants  for,  and  residents  of,  the 
transitional  housing.   Moreover,  residents'  needs  will  change 
during  their  residence  period. 

Referring  agencies  will  help  to  establish  the  proportions 
of  various  services  needed  at  the  outset  of  the  program.   The 
women  receiving  those  services  will  thereafter  play  an  important 
part  in  defining  their  own  changing  needs  and  in  assessing  the 
value  of  the  training  and  personal  support  aspects  of  the  pro- 
gram. 

It  will  also  be  important  to  establish  systems  which 
involve  residents  in  the  internal  governance  of  the  project. 
However  this  must  be  done  in  a  way  which  neither  compromises  the 
position  of  staff  nor  creates  unnecessary  conflict  among  resi- 
dents. 

Because  the  transitional  housing  program  will  need  to 
evolve  in  response  to  its  own  experiences,  an  independent 
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evaluator/program  development  consultant  will  be  retained  by  the 
Board  for  the  first  two  years  of  the  project.   The  consultant 
will  interview  residents,  staff  and  off-site  providers  to  ana- 
lyze the  effectiveness  of  program  design,  staffing  levels,  deci- 
sion making  processes  and  other  program  functions.   S/he  will 
evaluate  the  effectiveness  of  the  program  in  achieving  the  goals 
outlined  above,  and  will  suggest  changes  to  the  staff  and  Board 
as  appropriate. 

The  consultant  will  have  experience  in  program  evaluation 
and  in  direct  service  delivery  in  a  self-help  system.   S/he  will 
work  approximately  15  to  25  days  per  year  on  this  program,  and 
will  submit  formal  program  evaluations  and  recommendations  at 
least  once  every  six  months,  with  a  final  report  to  the  Board  of 
Directors  at  the  end  of  two  years. 

In  addition,  at  the  end  of  five  years,  the  consultant  will 
conduct  a  comprehensive  review  of  the  program  and  submit  a 
report  to  a  review  committee  consisting  of  representatives  from 
the  Cumston  Square  Association,  and  the  Boston  Foundation.   The 
report  will  evaluate  the  efficacy  of  the  program  and  will 
outline  the  adjustments  the  consultant  deems  necessary  to  im- 
prove it. 

In  the  event  the  five  year  review  committee  determines  that 
the  transitional  housing  program  is  not  operating  effectively  to 
meet  its  goals,  and  that  alterations  cannot  be  made  to  the  pro- 
gram to  cause  it  to  meet  those  goals,  the  Cumston  Square 
Association  will  develop  an  alternative  plan  for  the 
transitional  housing  units.   Such  a  plan  might  include  a  sale  of 
the  units  to  first-time  home  buyers  as  Affordable  homeownership 
units  under  the  same  restrictions  as  apply  to  the  24  existing 
Affordable  ownership  units  (see  pages  36-38  below).   The  funds 
from  such  a  sale  would  be  used  to  pay  off  any  outstanding  mort- 
gage on  the  units.   Any  unused  funds  would  revert  to  the  City  of 
Boston  for  such  use  as  the  Authority  might  designate.   At  that 
time,  income  on  the  endowment  could  be  redirected  by  the  Boston 
Foundation  to  any  program  or  programs  in  the  City  of  Boston 
which  the  Foundation  deems  to  most  nearly  approximate  the  goals 
of  the  transitional  housing  program. 

2.    Child  Care  Delivery 

Once  construction  of  the  child  care  center  is  substantially 
complete,  the  partnership  to  be  formed  by  Pavilion  Corporation 
will  transfer  ownership  of  the  facility  to  the  Cumston  Square 
Association  for  nominal  consideration.   The  Cumston  Square 
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Association  will  retain  an  experienced  child  care  provider  to 
operate  the  child  care  center. ^ 

Preference  for  admission  to  the  program  will  be  given  to 
children  living  in  transitional  units,  then  to  children  living 
in  the  Cumston  Square  affordable  and  market  rate  units  and  then 
to  neighborhood  children.   It  is  anticipated  that  the  largest 
group  of  children  will  come  from  the  transitional  housing  units 
and  the  center  will  develop  a  program  at  the  outset  which  is 
focused  on  the  needs  of  those  children. 

The  Children 

The  child  care  center  is  designed  to  accommodate  62  chil- 
dren.  The  anticipated  age  distribution  is  as  follows:"^ 


6/  The  architectural  and  programatic  design  for  the  child  care 
center  has  been  developed  to  meet  the  regulations  of  the 
Massachusetts  Office  for  Children,  102  C.M.R.  7.00  et.  seq. . 
and  the  guidelines  set  forth  in  Architectural  Prototype 
Document — Study  for  the  Development  of  Day  Care  Centers  in 
State  Facilities,  a  report  prepared  by  City  Design 
Collaborative,  Inc.,  Anita  Olds  Associates  and  Richard  D. 
Kimball  Company,  Inc.  and  published  by  the  Office  of 
Programming,  the  Division  of  Capital  Planning  and  Operations, 
Executive  Office  of  Administration  and  Finance. 

7/  The  age  groups  are  defined  as  follows: 

infants:  1  to  15  months  old; 

toddlers:  15  to  33  months  old; 

preschoolers:  33  months  old  to  4  years,  nine  months  old; 

school  aged:  4  years,  nine  months  to  7  years  old. 

The  age  configuration  described  in  the  text  responds  to  the 
anticipated  demographics  of  the  residents  of  the  transitional 
housing  facilities.   It  maximizes  the  efficiency  of  child-to- 
caregiver  ratios  and  best  utilizes  the  amount  of  ground  level 
square  footage  available  at  the  site.   It  is,  of  course,  diffi- 
cult to  predict  in  advance  the  ages  of  the  children  who  will 
require  care  at  the  center.   Therefore,  the  center  has  been 
designed  with  as  much  capacity  for  change  as  possible.   The 
toddler  space  has  been  configured  so  that  it  can  be  converted 
to  a  preschool  area  for  20  preschoolers.   Similarly,  the  two 
infant  rooms  are  sized  so  that  they  would  be  appropriate  for  9 
toddlers  each,  and  the  toddler  rooms  could  be  converted  for 
infant  use.   One  toilet/wash  basin  has  been  provided  per  group, 
to  permit  changes  in  usage. 
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2  groups  of  7  infants  each 
2  groups  of  9  toddlers  each 
1  group  of  20  preschoolers 
1  group  of  10  school  aged 
Total 


=  14  infants 
=  18  toddlers 
=  20  preschoolers 
=  10  school  aged 
62 


The  preschool  group  may  include  a  combination  of  full  day 
preschoolers  and  children  who  attend  public  pre-school  or  kin- 
dergarten for  part  of  the  day.   The  school-aged  program  is 
designed  for  children  who  attend  a  full  day  of  public  school, 
but  need  day  care  for  a  period  of  time  after  school  until  a  par- 
ent returns  from  work  or  training.   Children  who  attend  school 
for  all  or  part  of  the  day  will  need  supervision  in  getting  from 
school  to  the  child  care  center. 

The  Blackstone  Community  School,  the  neighborhood  elemen- 
tary school,  offers  extended  day  kindergarten  classes  and  a 
variety  of  after  school  programs  for  school  aged  children. 
These  programs  may  permit  the  center  to  serve  fewer  school  aged 
children  and  more  infants  and  toddlers  than  projected  above.   In 
that  event,  more  of  the  62  total  spaces  at  the  child  care  center 
will  be  available  to  children  not  living  in  transitional  hous- 
ing.  We  view  that  as  desirable  because  it  will  permit  greater 
integration  of  the  children  in  the  transitional  housing  program 
with  other  Cumston  Square  and  neighborhood  children  and  will 
foster  an  increased  sense  of  community  among  those  children. 

The  Blackstone  Community  School  also  conducts  extensive 
programs  during  the  summer  vacation  period,  lessening  the  burden 
on  the  child  care  center  and  transitional  housing  staff  during 
those  months.   The  transitional  housing  children's  service  coor- 
dinator, working  together  with  the  child  care  center  staff,  will 
develop  programs  (to  be  housed  in  the  Cumston  Square  community 
rooms)  for  school  aged  children  during  shorter  school  year  vaca- 
tions . 

The  Staff 

The  center  will  be  staffed  by  a  full-time  director,  a  head 
teacher,  six  additional  teachers  and  five  teaching 
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assistants. S   The  director  will  also  be  a  head  teacher.   The 
teaching  staff  will  have  experience  in  working  with  children 
from  broken  families,  homeless  situations  and  battering 
situations. 5   There  will  also  be  an  administrative  support 
staff  including  a  secretary/bookkeeper,  a  part-time  cook,  and  a 
part-time  nurse. ^0 

The  center  will  be  open  from  7:30  a.m.  to  6:00  p.m.  to  ac- 
commodate the  needs  of  mothers  who  hold  jobs,  or  participate  in 
job  training  or  educational  programs.  The  staffing  schedule  is 
shown  in  Appendix  E. 

The  Program 

The  teaching  staff  will  work  closely  with  the  transitional 
housing  children's  service  coordinator  and  with  parents  to  ad- 
dress the  special  needs  of  each  child  in  its  care.   Mothers  will 
be  invited  to  participate  in  the  care  of  their  children  to  as 
great  an  extent  as  possible,  and  will  be  permitted  to  observe 
their  children  and  to  nurse  infants.   There  will  be  regular 
teacher-parent  conferences.   The  teaching  staff  will  evaluate 
each  child's  readiness  for  public  kindergarten,  and  with  each 
mother,  will  decide  when  a  child  is  ready  to  enter  public 
school. 

3 .    Funding 

Transitional  Housing 

It  is  anticipated  that  the  transitional  units  will  be  con- 
structed with  financing  obtained  through  the  State  Housing 


8/  Massachusetts  regulations  (102  C.M.R.  7.06)  require  minimum 
staffing  as  follows: 

2  staff  for  every  7  infants  (1  teacher,  1  teaching  assistant) 

2  staff  for  every  9  toddlers  (1  teacher,  1  teaching  assistant) 

2  staff  for  every  20  preschoolers  (1  teacher,  1  teaching  assis- 
tant) . 

1  staff  for  every  15  af terschoolers  (1  teacher). 

9./  To  insure  the  highest  quality  teaching  staff,  the  pro  forma 
budget  anticipates  salary  levels  in  lieu  with  the  highest 
levels  recommended  as  of  June,  1987  in  the  Governor's  Day  Care 
Partnership  Report.   (See  page  86.) 

10/  The  Cumston  Square  Association  will  evaluate  the  effi- 
ciency of  combining  the  support  staffs  at  the  child  care  center 
and  the  transitional  housing  program. 
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Assistance  for  Rental  Production  (SHARP)  program,  operated  by 
the  Massachusetts  Housing  Finance  Agency  (MHFA) .   As  a  result  of 
SHARP,  the  Partnership  will  be  able  to  obtain  up  to  100%  con- 
struction mortgage  financing  at  an  effective  interest  rate  of 
approximately  5%.   When  the  transitional  units  are  completed 
they  will  be  sold  to  the  Cumston  Square  Association  at  a  pur- 
chase price  calculated  in  the  manner  described  at  pages  72-73 
below.   The  Association  will  "pay"  the  purchase  price  by  assum- 
ing a  portion  of  the  SHARP  mortgage  equal  to  the  purchase 
price.   It  will  thereby  obtain  the  benefit  of  the  low  cost  SHARP 
mortgage. 

The  operating  costs  for  the  transitional  housing  program 
will  consist  of  the  debt  service  on  the  mortgage,  and  payments 
for  operating  expenses,  for  maintenance  of  the  transitional 
units  and  for  the  provision  of  the  social  services  described 
above.   Schedules  of  pro  forma  operating  costs  appear  at  page  82 
and  85  below.   In  order  to  pay  those  costs  the  Board  will  be 
required  to  take  the  following  steps: 

First,  the  Board  will  collect  rent  from  occupants  of  the 
transitional  units.   Under  guidelines  established  by 
Massachusetts  Executive  Office  of  Community  and  Development 
(EOCD)  for  the  Chapter  707  Rental  Assistance  Program,  each  resi- 
dent will  be  required  to  pay  a  maximum  of  25%  of  her  monthly 
income  as  rent. 

Second,  the  Board  will  make  application  to  EOCD  to  obtain  a 
Chapter  707  set-aside  under  EOCD's  "Transition  to  Independent 
Living  Program."   The  Board  will  seek  Chapter  707  funds  which 
attach  to  the  transitional  housing  units  themselves  (as  distin- 
guished from  funds  which  are  granted  to  individual  residents), 
thereby  insuring  a  stable  and  predictable  stream  of  rental 
income. 1^  Chapter  707  funds  pay  the  difference  between  the 
"market"  rent  determined  by  EOCD  for  a  unit  and  the  rent 
actually  paid  by  the  occupant  of  that  unit.   Thus,  the  total 
income  from  each  unit  will  equal  its  EOCD  "market"  rent.   Those 
rents  are  currently: 

One  bedroom  ....  $740 

Two  bedroom  ....  $872 


11/  Even  when  Chapter  707  funding  is  attached  to  particular 
housing  units,  payments  are  not  made  when  units  are  vacant. 
The  experience  of  other  transitional  housing  programs  indicates 
that  an  average  vacancy  rate  of  10%  should  be  expected.   Budget 
assumptions  underlying  this  proposal  have  been  adjusted  accord- 
ingly.  (See  page  82  below.) 
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Three  bedroom. . .  $1102 
Four  bedroom. . . .  $1223^2 

Chapter  707  funds  may  be  used  to  pay  debt  service  costs 
incurred  to  purchase  the  units,  operating  fees,  taxes,  and 
expenses  for  the  maintenance  of  the  transitional  units.   Chapter 
707  funds  are  not  available  to  support  social  service  programs. 

The  price  at  which  the  transitional  units  will  be  sold  to 
the  Cumston  Square  Association  will  be  calculated  so  that  the 
debt  service  on  the  purchase  price  when  added  to  the  other  costs 
described  above  will  be  approximately  13%  less  than  the  antici- 
pated Chapter  707  payments  and  rental  income. 13   Pavilion  an- 
ticipates that  the  purchase  price  will  be  approximately 
$3,112,949.  (See  pages  72-73  and  82  below.) 

Third,  the  transitional  housing  social  service  staff  will 
work  with  each  adult  resident  to  make  sure  that  she  receives  the 
public  financial  support  to  which  she  and  her  family  are  inde- 
pendently entitled.   That  support  will  include,  in  many  cases, 
AFDC  and  General  Relief  benefits,  as  well  as  Day  Care  Vouchers 
described  at  page  36  below.   The  staff  will  work  with  residents 
to  determine  whether  they  are  entitled  to  these  payments  and 
will  help  them  complete  the  paperwork  needed  to  obtain  them. 
However,  because  residents  who  are  entitled  to  these  benefits 


12/  Because  these  are  "new  construction"  units,  the  applicable 
Chapter  707  rents  used  for  this  proposal  are  20%  higher  than 
the  standard  market  rents.   If,  after  application  to  the  EOCD, 
this  120%  exception  is  not  available,  the  Partnership  will  pay 
down  the  SHARP  mortgage  to  compensate  for  the  lower  rental 
stream.   In  that  event,  the  Partnership  will  absorb  the  approx- 
imately $900,000  loss. 

The  Board  will  also  seek  funds  that  may  be  available 
through  the  United  States  Department  of  Housing  and  Urban 
Development's  Section  8  program  if  Chapter  707  funds  are 
unavailable  or  provide  less  support  than  does  this  federal  pro- 
gram. 

13/  The  13%  differential  represents  the  limited  equity  return 
which  the  SHARP  program  provides  to  the  owner  of  the  housing 
financed  with  SHARP  funds.   In  this  case,  the  owner  will  be  the 
Cumston  Square  Association.   The  limited  equity  return  is  an- 
ticipated to  be  approximately  $30,399  during  the  first  year  of 
operation  of  the  transitional  housing.   It  will  be  used  by  the 
Association  to  help  pay  costs  of  operating  the  child  care 
center.   (See  page  73  below.) 
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(other  than  Day  Care  Vouchers)  will  usually  need  them  to  pay 
daily  living  expenses,  it  is  not  anticipated  that  these  efforts 
will  provide  significant  financial  support  for  the  on-site 
social  services  (other  than  day  care)  described  above. 

Fourth,  the  Board  will  identify  and  apply  for  grant  funds 
from  a  variety  of  public  and  private  sources,  including  the 
Massachusetts  Departments  of  Social  Services  (DSS)  and  Public 
Welfare  (DPW)  for  the  funding  of  social  service  programs. -^^ 
Funds  are  available  from  DSS  and  DPW  for  the  specific  purpose  of 
supporting  programs  like  those  envisioned  for  this  project,  but 
are  disbursed  on  a  discretionary  basis.   Although  it  is  diffi- 
cult to  predict  accurately  the  amount  of  funding  which  will 
actually  be  received.  Pavilion  is  advised  by  its  social  services 
consultants  that  approximately  75-80%  of  the  costs  of  similar 
projects  have  been  met  by  a  combination  of  DSS  and  DPW 
subsidies.   The  Pro  Forma  budget  reflects  this  level  of 
funding.   However,  a  further  mechanism,  described  below,  has 
been  developed  to  compensate  for  fluctuations  in  the  amount  of 
publicly  available  social  service  subsidies,  and  to  assure  that 
a  social  service  program  of  the  type  described  above  will  be 
conducted  at  all  times. 

Fifth,  the  final  source  of  funds  will  be  the  Boston 
Foundation. 

The  Boston  Foundation  is  a  72  year-old  private  organization 
which  at  June  30,  1987  held  and  managed  over  $190  million  in 
funds  given  to  it  by  numerous  donors.   It  distributes  those 
funds  to  support  a  variety  of  charitable  purposes.   If  it  is 
selected  as  the  developer.  Pavilion  will  form  a  limited  partner- 
ship which  will  act  as  the  development  entity.   The  Boston 
Foundation  has  agreed  to  accept  from  Pavilion  a  gift  of  a  lim- 
ited partnership  interest.   In  that  capacity,  it  will  bear  none 
of  the  financial  risks  of  the  partnership.   However,  it  will 
receive  50%  of  all  profits  of  the  partnership  up  to  a  maximum  of 
1.2  million  dollars.   These  profits  will  constitute  an  endowment 
for  the  South  End  project. 

The  Boston  Foundation  will  invest  the  endowment  and  will  be 
empowered  to  distribute  the  income  earned  on  the  endowment  for 


14/   In  addition,  the  Board  will  investigate  the  possibilities 
for  funding  through  the  U.S.  Department  of  Housing  and  Urban 
Development's  Transitional  Housing  Demonstration  Program.   At 
present,  HUD  is  not  offering  assistance  under  this  program  for 
new  construction  or  for  operating  support  to  transitional  hous- 
ing programs  sited  in  newly  constructed  buildings.   However, 
the  regulations  have  changed  frequently  under  the  program. 
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any  of  the  following  purposes:   (a)  to  support  the  social 
service  programs  for  transitional  housing  residents;  (b)  to  pay- 
capital  costs  of  and  fund  a  reserve  for  the  social  service 
programs;  (c)  to  provide  special  services  (including  security- 
services)  for  transitional  units;  (d)  to  pay  for  the 
transitional  housing  residents'  child  care  center  costs  and 
maintenance  and  other  costs  of  the  center;  and  (e)  to  cover  the 
costs  of  debt  service,  maintenance,  tax  and  operating  expenses 
attributable  to  the  transitional  units  to  the  extent  that  funds 
obtained  under  the  Chapter  707  program  and  other  similar  state 
and  federal  programs  fail  to  do  so. 

In  addition,  because  many  of  the  costs  described  above  will 
be  incurred  before  substantial  income  is  earned  on  the  endow- 
ment, and  because  some  costs  normally  paid  by  Chapter  707  funds 
will  be  incurred  before  Chapter  707  funding  is  likely  to  be 
received,  the  Foundation  will  be  authorized  to  spend  up  to 
$100,000  from  principal  in  the  first  year  of  operation. ^5 

The  Board  of  the  Cumston  Square  Association  will  be 
required  to  make  annual  grant  applications  to  the  Boston 
Foundation  in  order  to  secure  payments  from  it.   The  Board  will 
be  required  to  provide  to  the  Foundation  the  results  of  an  an- 
nual financial  audit,  and  such  other  information  as  may  be 
required  by  the  Foundation.   Representatives  of  the  Foundation 
will  make  site  visits.   To  receive  funding,  the  Board  will  have 
to  demonstrate  to  the  Boston  Foundation  that  it  has  designed  and 
is  operating  programs  which  are  consistent  with  the  goals  of  the 
transitional  housing  and  child  care  center. 

If  the  transitional  housing  program  is  discontinued  for  any 
reason,  the  income  on  the  endowment  will  be  redirected  to  what- 
ever program  (or  programs)  in  the  City  of  Boston  is  deemed  by 
the  Boston  Foundation  to  most  nearly  approximate  the  goals  and 
activities  of  the  present  transitional  housing  program.   In  no 
event  will  those  funds  return  to  the  developer. 

This  financing  and  supervision  structure  has  a  number  of 
advantages.   It  insures  that  the  endowment  fund  will  be  properly 
managed  and  preserved.   The  Boston  Foundation  is  a  non-partisan, 
non-profit  organization  with  a  long  history  in  investing  chari- 
table contributions  and  access  to  the  investment  skills  of  the 
principal  Boston  banks. 


15/   Because  many  of  these  costs  may  be  incurred  before  profits 
are  earned.  Pavilion  will  advance  up  to  $100,000  to  The  Boston 
Foundation  so  that  it  may  fund  those  costs. 
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Moreover,  the  Foundation  maintains  a  staff  of  professionals 
who  are  skilled  with  respect  to  housing  and  social  service 
issues,  including  transitional  housing  programs.   Its  participa- 
tion insures  that  there  will  be  stable,  continuous,  expert, 
politically  neutral  supervision  over  the  investment  of  the  funds 
and  grants  to  the  transitional  housing  and  child  care  center 
programs.   A  letter  from  the  Boston  Foundation  is  included  at 
Appendix  B. 

Child  Care  Center 

A  Pro  Forma  Child  Care  Operating  Budget  appears  at  page  86. 

The  child  care  center  will  have  three  primary  and  several 
secondary  sources  of  funding.   The  center  will  first  apply  to 
the  Massachusetts  Department  of  Social  Services  (DSS)  for  a  day 
care  contract  covering  the  sixty-two  spaces  available  at  the 
center.   DSS  will  agree  by  contract  to  pay  pre-established  sums 
for  each  space  it  approves.   Each  approved  space  must  be  filled 
by  a  child  whose  family  is  income  eligible  for  the  program.   DSS 
contracts  are  determined  in  part,  however,  by  the  number  of  con- 
tract spaces  available  in  the  community  and  the  level  of  funding 
provided  to  DSS,   If  DSS  approves  funding  for  fewer  than  sixty- 
two  spaces,  the  center  will  require  eligible  mothers  to  apply  to 
the  Massachusetts  Child  Care  Resource  Center  for  DSS  day  care 
vouchers.   Vouchers  are  available  to  mothers  who  have  been 
receiving  AFDC  payments  and  have  enrolled  in  a  full-time  employ- 
ment training  program.   They  continue  until  the  mother  has  com- 
pleted her  employment  training  and  has  been  employed  for  one 
year,  at  which  point  the  mother  is  expected  to  either  find  a 
contract  space  for  her  child  or  to  pay  the  full  fee.   In  addi- 
tion, the  Cumston  Square  Association  will  use  its  "limited 
equity  return"  on  the  housing  units  owned  by  it  to  pay  child 
care  center  costs  are  not  paid  by  other  subsidies. 

Secondary  sources  include  DSS  contracts  to  assist  protected 
children  (children  who  have  been  abused  or  who  need  special  emo- 
tional or  psychological  counseling),  reimbursements  from  the 
U.S.  Department  of  Agriculture's  Bureau  of  Nutrition  for  those 
children  from  families  receiving  AFDC  benefits,  tuition  payments 
from  parents  who  are  able  to  pay  tuition,  and  grants  from  the 
Boston  Foundation  from  income  on  the  endowment  described  above. 


G.   Moderate  Income  Ownership  Units 

Twenty-four  of  the  units  at  the  South  End  site  will  be  sold 
at  affordable  rates  to  first-time  moderate  income  home  buyers. 
It  is  anticipated  that  these  buyers  will  obtain  below-market 
rate  mortgage  financing  through  MHFA's  Homeownership  Opportunity 
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Program  ("HOP").l^   In  order  to  comply  with  the  current  HOP 
guidelines,  affordable  units  will  be  sold  at  an  average  of 
$59,900  to  $101,100  (as  compared  with  their  anticipated  fair 
market  value  on  the  order  of  $200, 000)  .  l'^ 

Buyers  will  be  eligible  to  purchase  these  units  if  they  are 
first  time  home  owners  and,  at  present,  if  their  incomes  are  not 
greater  than  $29,900  or  $43,000  (for  a  family  of  four)  for  very 
affordable  and  affordable  units,  respectively.   The  Partnership 
will  take  appropriate  steps  to  qualify  the  project  for  the  HOP 
program,  and  will  assist  qualified  buyers  in  applying  for  these 
loans. 

These  units  will  be  conveyed  to  eligible  buyers  by  deeds 
which  place  specific  limitations  on  resale.   Those  restrictions 
are  designed  to  insure  that  future  sales  of  these  units  will  be 
(a)  to  income-eligible  buyers  and  (b)  at  affordable  prices. 
Affordable  unit  buyers  will  also  execute  covenants  requiring 
that  the  purchased  unit  be  used  as  the  primary  residence  of  the 
owner,  or  as  temporary  rental  housing  for  qualified  persons. 

HOP  regulations  suggest  that  the  limit  on  future  resale 
prices  may  be  determined  by  multiplying  the  fair  market  value  of 
the  unit  at  the  time  of  the  future  sale  by  a  fraction,  the 
numerator  of  which  is  the  initial  sale  price  of  the  unit  and  the 
denominator  of  which  is  the  fair  market  value  of  the  unit  at  the 
time  of  the  initial  sale.   The  Partnership  will  be  prepared, 
however,  to  impose  any  resale  price  limitation  which  is  pre- 
ferred by  the  Authority  and  is  consistent  with  the  HOP  program. 


16/   The  proposal  for  the  South  End  site  presents  an  obstacle 
to  the  availability  of  HOP  mortgage  financing.   HOP  mortgages 
may  not  be  obtained  for  units  in  a  development  where  more  than 
20%  of  the  units  are  investor-owned.   At  present,  MHFA  regula- 
tions would  treat  the  transitional  units  as  investor-owned 
(because  they  will  be  owned  by  the  non-profit  Cumston  Square 
Association) .   This  problem  may  be  overcome  by  obtaining  an 
exception  from  these  requirements  or  by  legally  separating  the 
affordable  ownership  units  from  the  transitional  units.   The 
Partnership  will  work  with  the  City,  the  Authority  and  state 
officials  either  to  obtain  such  an  exception  or  to  make  what- 
ever changes  in  the  legal  structure  of  the  project  as  are 
reasonably  necessary  to  insure  the  availability  of  HOP  funds. 

17/  Because  MHFA  regulations  permit  a  one-to-one  ratio  of 
Affordable  to  Very  Affordable  units.  Pavilion  Corporation  has 
assumed  that  the  Project  will  include  twelve  Affordable  and 
twelve  Very  Affordable  units.   The  information  contained  in  the 
Financial  Summary  reflects  this  assumption. 
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If  an  owner  of  a  unit  is  unable  to  find  a  qualified  buyer, 
the  covenant  will  provide  that  the  owner  may  sell  or  lease  the 
unit  to  the  condominium  association,  subject  to  the  approval  of 
the  Authority,  to  be  resold  or  leased  to  income  eligible  persons 
in  accordance  with  the  other  applicable  provisions  of  the  cove- 
nant. In  the  event  of  any  transfer  of  the  unit  by  sale,  lease, 
or  otherwise  in  violation  of  the  covenant,  the  transfer  will  be 
invalid  and  the  condominium  association  will  be  given  an  option 
to  purchase  the  unit  at  the  applicable  resale  price  less  10%. 

Selective  marketing  of  the  moderate  income  units  is  essen- 
tial to  accomplishing  the  goals  of  the  Request  for  Proposals  and 
the  HOP  program.   The  marketing  effort  will  be  designed  to 
create  public  awareness  of  the  project  and  the  home  ownership 
opportunities  available  through  the  HOP  program.   It  will 
encourage  applications  by  persons  of  diverse  racial  and  ethnic 
backgrounds.   Contacts  will  be  made  with  neighborhood 
associations,  churches,  schools,  social  service  and  housing 
providers  and  appropriate  city  and  state  agencies  to  obtain 
their  cooperation  in  contacting  the  largest  possible  number  of 
qualified  applicants.   An  advertising  campaign  will  focus  on 
South  End  and  Boston  publications  and  media.   Brokers  selling 
market  rate  units  will  be  informed  of  the  program  and  encouraged 
to  identify  buyers  for  the  moderate  income  units. 

Because  the  units  will  be  priced  substantially  below  market 
and  because  of  the  numerous  amenities  which  the  project  and  the 
units  offer.  Pavilion  Corporation  anticipates  that  the  offering 
will  be  greatly  over-subscribed.   Application  forms  will  be  pre- 
pared with  the  assistance  of  participating  neighborhood 
associations  and  social  service  agencies.   Completed  applica- 
tions will  be  screened  to  determine  whether  applicants  are  eli- 
gible to  purchase  the  units. 

Even  after  ineligible  purchasers  are  separated  from  the 
pool.  Pavilion  anticipates  that  the  number  of  potential  pur- 
chasers will  far  exceed  the  number  of  available  units.   To  the 
extent  possible,  selection  preference  will  be  given  to  buyers 
from  the  immediate  vicinity  of  the  project,  then  to  buyers  from 
the  South  End,  and  finally  to  buyers  from  the  City  of  Boston. 
Within  those  groups,  a  blind  lottery  will  be  conducted  among 
qualified  applicants  to  determine  who  will  be  permitted  to  pur- 
chase units. 
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H.   Market-Rate  Units 

Thirty  of  the  condominium  units  will  be  sold  at  market 
rates.   Sales  efforts  with  respect  to  these  units  will  be  made 
through  local  real  estate  brokers  and  will  be  directed  primarily 
at  the  local  community.   Initial  advertising  will  be  through 
South  End  media.   If  these  advertising  efforts  are  unsuccessful, 
advertisements  will  be  placed  in  media  of  broader  circulation. 

Pavilion  does  not  believe  that  it  will  be  difficult  to  sell 
the  market  rate  units  at  the  prices  shown  on  the  sales  schedule 
contained  on  page  80.   Demand  for  residential  space  in  the  South 
End  is  high.l°   Potential  buyers  will  be  attracted  by  the  ar- 
chitecture and  by  the  community  environment  of  the  area. 

The  rowhouse  architecture  of  Cumston  Square  will  allow  mar- 
keting efforts  to  focus  on  selling  individual  town  house  homes 
rather  than  a  ninety  unit  complex.   The  units  themselves  will  be 
compatible  with  existing  South  End  architecture,  are  well 
designed  and  will  offer  attractive  appointments  and  contain  a 
great  deal  of  interior  space.   The  Cumston  Square  complex  pro- 
vides outdoor  space  of  unusual  size  and  character,  a  diverse 
group  of  occupants,  and  a  very  scarce  commodity — parking. 

To  address  the  high  demand  for  market  rate  units  in  the 
South  End  and  to  advance  the  goals  of  this  development,  prefer- 
ence in  sales  of  these  units  will,  to  the  extent  feasible,  be 
given  first  to  neighborhood  residents,  then  to  South  End  resi- 
dents, and  then  to  Boston  residents. 

Secondary  mortgage  market  institutions  such  as  FNMA  are  not 
presently  purchasing  mortgages  for  condominium  units  in  develop- 
ments where  more  than  40%  of  the  units  are  sold  below  the  market 
rate.   In  this  development,  67%  of  all  units  will  be  sold  on 
that  basis.   As  a  result,  many  banks  will  not  lend  funds  secured 
by  mortgages  on  Cumston  Square  units.   To  overcome  this  offi- 
cial, the  Pavilion  Corporation  will  arrange  with  a  financial 
institution  to  provide  competitive  rate  mortgages  for  market 
rate  buyers.   Buyers  will,  of  course,  have  the  option  of  obtain- 
ing financing  from  any  other  source. 

All  90  units  at  Cumston  Square  will  be  rented  and  sold  in 
accordance  with  the  City  of  Boston's  Fair  Housing  and  Employment 


18/  The  Blackstone  Mansion  condominiums,  located  a  block  north 
of  the  site  on  West  Newton  Street  and  which  abut  elderly  and 
low  and  moderate  income  housing,  sold  very  quickly  after 
renovations  in  1986.   All  27  condominium  units  sold  at  market 
rates. 
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III.   PARK  SQUARE:  THE  PAVILION  AT  PARK  SQUARE 

A.   The  Site  and  Its  History 

The  area  which  today  comprises  Park  Square  was  once  located 
on  the  western  shore  of  the  Shawmut  Peninsula,  just  north  of 
Boston  Neck. 

Sometime  prior  to  1769,  Pleasant  Street  (later  called 
Broadway)  was  laid  out  near  the  then-existing  Back  Bay 
Waterfront.   Carver  Street  and  Eliot  Street  first  appear  on  maps 
dated  1817.   Together  with  Broadway,  those  streets  formed  a 
roughly  triangular  area  which  is  remarkably  similar  to  the  site 
upon  which  the  present  project  is  to  be  developed.   A  lithograph 
depicting  the  area  as  a  bayfront  location  in  the  early 
nineteenth  century  is  included  in  Appendix  A. 

By  the  1830 's  the  Neck  had  been  widened  and  the  Shawmut 
Peninsula  had  been  extended  westward  from  Charles  Street  and 
Broadway  to  beyond  Church  Street.   The  area  between  Broadway  and 
Church  Street  was  developed  with  numerous  narrow  streets  lined 
with  modest  rowhouses.   Part  of  this  district  survives  today  as 
Bay  Village. 

By  the  mid-19th  century,  the  Public  Garden  and  Boylston 
Street,  then  an  impressive  residential  avenue,  were  created  on 
newly-filled  land.   Providence  Street  (a  portion  of  which  is 
today  called  Park  Plaza)  was  established  parallel  to  Boylston 
Street  and  lay  between  Boylston  Street  and  the  project  site. 

In  the  1870's,  a  massive,  richly  detailed  Boston  and 
Providence  Railroad  Terminal,  adorned  with  a  tall  clock  tower, 
was  constructed  in  the  Square.   Photographs  of  the  terminal  and 
the  surrounding  area  as  it  appeared  in  the  late  nineteenth 
century  are  included  in  Appendix  A.   At  the  time,  the  terminal 
was  the  longest  railroad  station  in  the  world.   In  1879,  a 
bronze  monument  to  Abraham  Lincoln,  designed  by  Thomas  Barr,  was 
erected  in  a  small  park  near  the  terminal.    That  monument, 
today  called  The  Emancipation  Group,  remains  in  its  original 
location. 

By  the  1890 's,  the  land  along  Boylston  Street  had  become 
too  valuable  for  residential  use,  and  residences  were  replaced 
by  or  converted  into  stores  and  offices.   The  block  between 
Charles  and  Tremont  Streets  was  developed  during  this  period 
into  "Piano  Row,"  a  name  derived  from  the  concentration  of  piano 
showrooms  and  music-related  industries  on  the  block. 
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In  1900,  railroad  traffic  was  diverted  to  the  constructed 
South  Station.   In  1909,  the  Park  Square  station  building  was 
destroyed  by  fire.   After  the  station  was  demolished,  Arlington 
and  Stuart  Streets  were  laid  out  through  the  area.   In  1927,  the 
Statler  Building,  a  combined  hotel  and  office  facility,  was  con- 
structed on  the  old  terminal  site  and  the  present  Motor  Mart 
Garage  was  erected. 

There  was  little  new  construction  in  Park  Square  for  the 
next  forty  years.   By  the  1960's,  a  number  of  buildings  had 
fallen  into  disrepair  and  were  removed  and  replaced  by  parking 
lots . 

Redevelopment  of  the  area  began  in  the  1970 's  and  continues 
to  the  present.   The  Howard  Johnson's  57  Hotel  was  erected  along 
Stuart  Street,  to  the  south  of  the  site.   The  Statler  Building, 
now  the  Park  Plaza  Hotel,  was  extensively  renovated.   Charles 
Street  was  extended  southward  through  the  row  of  buildings  on 
the  east  side  of  Park  Square  and  the  Transportation  Building  was 
constructed,  eliminating  the  portion  of  Carver  Street  in  that 
area  and  establishing  the  eastern  boundary  of  the  Square.   Four 
Seasons  Place  and  Heritage-on-the  Garden  were  developed  adjacent 
to  Piano  Row  in  the  rectangular  area  between  Boylston  and 
Providence  Streets,  establishing  what  is  now  the  north  side  of 
Park  Square. 

These  structures  —  the  Transportation  Building  to  the 
east;  the  line  of  buildings  created  by  Heritage-on-the-Garden, 
the  Four  Seasons  and  the  nineteenth  century  Piano  Row  buildings 
on  the  north;  the  park,  the  Park  Plaza  Hotel  and  the  Motor  Mart 
garage  on  the  west;  and  the  57  Hotel  on  the  south  --  establish 
the  architectural  context  within  which  the  new  building  is  to  be 
constructed. 

The  central  location  of  the  project  site  renders  it  an 
important  link  in  the  continued  revitalization  of  the  area. 
However,  that  location  requires  that  the  design  of  the  project 
be  sensitive  to  the  history  of  the  area  and  the  highly  diverse 
architectural  nature  of  the  surrounding  properties. 


B.   Project  Goals 

The  Park  Square  project  has  been  designed  to  accomplish  a 
number  of  specific  objectives.   First,  it  provides  a  highly- 
developed  product  for  Boston's  residential  market  which  will  be 
of  even  higher  quality  than  the  neighboring  Four  Seasons  Place 
and  Heritage-on-the-Garden  developments.   Second,  it  reinforces 
the  image  of  the  Park  Square  area  as  a  first  class  neighborhood, 
thereby  insuring  present  value  and  encouraging  future  growth  of 
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the  area.   Third,  it  promotes  "city  living"  in  Boston.   Its 
residents  will  use  area  and  downtown  retail  establishments  and 
its  retail  tenants  will  serve  area  residents.   The  occupants  of 
its  residential  and  commercial  space  will  add  activity  to  the 
Park  Square  area  at  all  hours  of  the  day.   Fourth,  it  improves 
the  overall  aesthetics  of  an  area  which  is  in  close  proximity  to 
several  of  Boston's  most  important  public  spaces,  historic 
neighborhoods,  and  commercial  areas.   Finally,  it  provides  a 
source  of  income  --  from  sale  of  residential  units  and  the 
rental  of  commercial  space  --  which  will  generate  the  funds 
necessary  to  support  the  South  End  project  and  to  provide  a  fair 
economic  return  to  the  Partnership. 


C.   Architectural  Features 

The  Park  Square  site  is  irregularly  configured  and  rela- 
tively small.   Its  location  and  the  limited  vistas  available 
from  the  site  present  unusual  design  challenges.   Additional 
restrictions  on  use,  height,  and  mass  are  created  by  the  charac- 
ter of  the  surrounding  buildings,  the  requirements  of  the  BRA, 
and  the  legitimate  concerns  of  neighborhood  and  community 
groups . 

The  Pavilion  at  Park  Square  is  Pavilion  Corporation's  re- 
sponse to  the  demands  of  this  development  context.   It  is  a 
highly  detailed  brick  and  limestone  structure,  depicted  on  the 
facing  page,  which  will  rise  by  a  series  of  setbacks  from  a 
height  of  85  feet  near  the  park  end  of  the  site  to  a  height  of 
155  feet  toward  the  Stuart  Street  side  of  the  site.   The 
Pavilion  will  be  visually  appealing  from  all  directions.   It 
relates  sympathetically  to  its  surroundings  and  completes  and 
unifies  the  Park  Square  area.   At  the  same  time,  the  building 
makes  its  own  distinctive  architectural  contribution  to  the 
area . 

The  massing  of  the  building  is  appropriate  to  its  context. 
There  is  a  low  "plaza"  section  at  the  park  end  of  the  site  which 
is  the  approximate  height  of  the  nearby  Piano  Row  buildings  and 
the  part  of  the  Transportation  Building  which  is  adjacent  to 
Piano  Row.   A  high  "pavilion"  section  provides  a  transition  to 
the  significantly  taller  57  Hotel  at  Stuart  Street.   The  plaza 
section  will  emphasize,  and  minimize  the  shading  of,  the  public 
open  spaces  which  are  adjacent  to  it.  (A  shadow  analysis  is 
included  at  the  end  of  section  D.)   The  pavilion  section  will 
provide  visual  emphasis  to  the  structure  and  views  of  the  Boston 
Common  and  surrounding  streets  to  occupants  of  its  upper 
floors . 
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The  building  will  contain  a  series  of  setbacks  which 
complement  a  similar  setback  configuration  on  the  Transportation 
Building.   Moreover,  one  setback  conforms  to  the  height  of  the 
Piano  Row  buildings  and  the  Motor  Mart  garage.   The  building 
thus  imparts  a  sense  that  it  "fits"  properly  in  its  context.   A 
symmetrical  effect  is  created  when  the  area  is  viewed  from  the 
perspective  of  the  Boston  Common. 

The  massing  of  the  structure  will  be  reduced  by  the  use  of 
these  freguent  setbacks  and  by  a  series  of  extensions  and 
recesses  in  the  building  facade  which  seem  to  divide  the  struc- 
ture into  a  group  of  smaller  sub-elements,  each  of  which  is  of 
the  scale  of  the  historic  buildings  in  the  area. 

The  Charles  Street  side  of  the  building  shown  on  the  facing 
page,  will  have  a  highly  articulated  facade.   Attention  will  be 
drawn  to  two  vertical  elements  in  the  taller  pavilion  section 
which  rise  into  and  above  an  extensive  copper  roof.   A  large  two 
story  office  entryway  will  be  located  symmetrically  with  respect 
to  these  two  vertical  elements.   A  smaller  residential  entrance 
will  be  recessed  from  the  street  and  accessed  through  a  series 
of  arches  topped  by  copper  crescents.   The  arches  will  also  lead 
to  an  eight-foot  wide  portico,  a  covered  walkway  which  runs 
around  the  perimeter  of  the  plaza  end  of  the  building  from  the 
residential  entrance  to  Park  Sguare  and  the  Emancipation  Group 
monument. 15   The  portico  will  be  an  attractive  public  space, 
ornamented  by  a  coffered  ceiling,  brick  and  granite  paving, 
lanterns  and  large  glass  windows  which  look  in  on  a  series  of 
shops  and  a  restaurant.   It  will  provide  a  buffer  between  these 
retail  establishments  and  the  heavily-traveled  street  and  will 
encourage  pedestrian  traffic  into  the  Sguare.   The  location  and 
design  of  the  portico  have  been  carefully  coordinated  with  the 
public  spaces  of  the  Transportation  Building.   Together  with  the 
Transportation  Building,  it  will  provide  a  covered  walkway 
linking  the  theatre  district  with  the  residential  enclave 
created  by  the  Pavilion,  the  Four  Seasons,  Heritage-on-the- 
Garden,  and  the  Park  Plaza. 

The  Park  Square  elevation  of  the  building,  shown  on  the 
next  facing  page,  will  be  only  seven  stories  high  at  the  Square 
and  will  have  a  bowed  front  and  a  small  copper  domed  element  on 
the  eighth  floors  to  add  visual  interest  to  the  Square.   The 


19/  Although  the  Request  for  Proposals  requires  that  the 
development  team  refurbish  this  statue  and  the  park,  we  note 
that  this  task  has  been  recently  undertaken  by  the  owners  of 
the  Park  Plaza  Hotel.   The  Partnership  will  provide  funds  for 
any  necessary  additional  work,  and  will  provide  for  maintenance 
of  the  statue  as  required  by  the  Request  for  Proposals. 
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building's  taller  sections  are  recessed  well  back  from  the 
Square.   The  design  of  the  Stuart  Street  and  Broadway  elevations 
is  comparable  in  appearance  to  the  elevations  on  the  Park  Square 
and  Charles  Street  sides  of  the  building,  respectively. 

Among  the  most  significant  features  of  the  building  design 
is  the  degree  of  detail  of  the  building  facade  and  the  use  of 
facade  materials  which  provide  visual  interest  from  the 
surrounding  streets  and  reflect  the  intrinsic  architecture  of 
Boston.   Like  many  Boston  buildings,  the  Pavilion  at  Park  Square 
is  organized  visually  into  a  base,  a  mid-section  and  an  upper 
portion  by  the  use  of  varying  building  materials,  and  different 
windows  and  detailing.   These  features  further  scale  down  the 
facade  and  emphasize  the  different  uses  of  its  interior  space. 
The  use  of  brick  and  limestme  facade  materials  unifies  the 
building  with  the  surrounding  structures  and  will  also  create  a 
transition  between  the  facades  of  the  twentieth  century 
buildings  and  those  of  the  older  buildings  in  the  area. 

The  ground  floor  of  the  structure  and  the  exterior  public 
areas  have  been  designed  to  complement  the  surrounding  public 
spaces  and  to  treat  the  building  facade  as  one  of  the  defining 
planes  of  Park  Square.   It  has  two  elegant  entries  on  its 
Charles  Street  side.   It  contains  retail  space  around  virtually 
its  entire  periphery.   At  the  plaza  end,  it  will  be  surrounded 
by  the  shops,  restaurant  and  portico  described  above.   At  the 
taller,  pavilion  end,  retail  spaces  will  be  decorated  by  a  se- 
ries of  awnings  which  will  add  color  and  interest  to  the 
facade.   The  base  will  be  sheathed  in  limestone  or  limestone- 
colored  precast  concrete  to  reflect  the  color  of  parts  of  Piano 
Row,  as  well  as  the  Park  Plaza  Hotel  and  the  Motor  Mart  Garage. 

All  of  the  existing  public  sidewalks,  as  well  as  the  35 
foot  pedestrian/service  way  connecting  Stuart  Street  to  Columbus 
Avenue,  will  be  reconstructed  with  brick  and  granite  paving  and 
granite  curbing  to  complement  the  surrounding  open  space  and 
provide  a  consistent  visual  effect  to  the  park  area  between  the 
Pavilion  and  the  Four  Seasons.   Trees,  shrubbery,  planters  and 
other  landscaping  features  will  extend  the  open  spaces  and 
enhance  the  fundamentally  residential  image  of  the  building. 
Trash  receptacles  will  be  placed  along  all  the  public  ways.   All 
public  areas  will  be  well  lit  to  aid  security  and  improve  the 
aesthetic  effect  of  the  project. 

Above  the  second  floor,  the  building  facade  material  will 
be  water-struck  brick,  mirroring  both  the  facade  material  of  the 
Transportation  Building  and  Four  Seasons  Place.   The  second, 
third  and  fourth  floors  will  contain  large  scale  window 
openings.   Copper  spandrel  panels  will  connect  the  third  and 
fourth  floor  windows.   The  absence  of  facade  articulation  and 
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simpler  ornamentation  and  detail  of  these  floors  will 
differentiate  them  from  the  remainder  of  the  building,   it  will 
reflect  their  use  as  office  space,  and  will  help  to  scale  down 
and  organize  the  facade  of  the  building. 

The  upper  section  of  the  building  has  been  designed  to 
impart  a  residential  image  and  to  provide  a  significant  addition 
to  the  Boston  skyline.   These  floors  will  display  more  varied 
configurations.   Setbacks,  copper  oriels,  balconies,  decks  and 
terraces,  grillwork,  awnings  and  other  details  shown  on  the  fac- 
ing page,  will  reflect  the  residential  use  of  those  floors.   The 
roof  will  be  arched  and  sheathed  in  copper,  a  form  reminiscent 
of  grand  European  residences  of  the  nineteenth  century.   Dormers 
will  extend  the  detail  of  the  facade  up  into  the  roof.   The  use 
of  copper  and  the  extensive  detailing  of  the  roof  will  add 
visual  excitement  to  distant  views  of  the  building.   The  use  of 
copper  detailing  lower  on  the  building  will  tend  to  unite  the 
structure. 

Overall,  the  liberal  use  of  punched  windows,  window 
ornamentation  and  enframement,  the  arches  at  the  building 
entrances  and  roof  line,  and  the  use  of  oriels  and  setbacks  will 
complement  the  detail  of  the  historic  buildings  in  the  area. 
The  setbacks  and  roof  terraces,  horizontal  awnings  at  the  street 
level  and  upper  floors,  horizontal  window  patterns,  and  light- 
colored  cornices,  belt  courses  and  other  detailing  will  enliven, 
and  scale  down,  the  facade  and  will  emphasize  the  residential 
nature  of  the  building. 

The  building  will  be  located  back  on  the  site  away  from 
Park  Square  so  as  to  enlarge  the  square  and  preserve  the 
Columbus  Avenue  view  corridor  to  the  Park  Street  Church 
steeple.   Its  location  and  the  low  elevation  of  its  plaza  sec- 
tion will  minimize  the  building's  visibility  from  Bay  Village. 

The  service  areas  of  the  building  have  been  designed  to 
avoid  detracting  from  the  appearance  of  the  project  when  viewed 
from  the  surrounding  open  spaces.   The  building  will  contain 
three  levels  of  parking,  all  below  grade,  with  a  capacity  for 
about  two  hundred  cars.   The  parking  entrance  will  be  located  on 
Stuart  Street,  near  the  pedestrian/service  way.   The  entry  will 
be  arched  and  decorated  by  copper  crescents.   Access  to  the 
parking  area  will  be  gained  by  means  of  a  ramp  located  inside 
and  beneath  the  building,  hidden  from  public  view  by  an 
inconspicuous  door.   A  loading  dock  will  be  located  inside  the 
building  and  will  similarly  be  hidden  from  public  view.   All 
loading,  trash  removal  and  other  service  functions  will  be  per- 
formed inside  the  building,  to  avoid  interference  with  use  of 
the  pedestrian/service  way.   A  separate  service  elevator  will 
afford  access  to  the  retail  and  office  floors  of  the  building. 
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The  separate  entrances  to  the  residential  and  office 
portions  of  the  building  located  on  Charles  Street  are  intended 
to  define  the  separate  uses  of  these  two  portions  of  the  struc- 
ture.  The  arched  two-story  office  entrance  will  be  more  formal 
and  monumental.   It  will  lead  directly  from  Charles  Street  to  a 
two-story  high  lobby  decorated  in  marble  and  granite  and  con- 
taining an  information  and  security  desk.   Elevators  will  con- 
nect the  lobby  with  the  garage  levels  and  the  office  floors  of 
the  building. 

The  residential  entrance  will  be  separated  from  the  street 
by  a  group  of  smaller  arches  and  a  two-story  porte  cochere.   The 
porte  cochere  is  a  sheltered  off-street  automobile  drop-off 
point  for  residents  and  restaurant  guests.   It  will  eliminate 
the  traffic  congestion  on  Charles  Street  which  would  arise  from 
taxicab  stands  or  street  side  drop-off  areas  and  it  is  an 
amenity  comparable  to  those  provided  by  other  luxury  develop- 
ments in  the  area. 

Access  to  the  residential  lobby  will  be  gained  from  the 
porte  cochere.   This  lobby  will  be  relatively  informal  in  char- 
acter to  reflect  its  residential  purpose.   Gallery  spaces,  care- 
fully designed  to  create  an  architectural  progression  and  to 
avoid  the  effect  of  a  long  blind  corridor,  will  connect  the  res- 
idential lobby  with  three  separate  elevator  banks.   Each  of  the 
elevator  banks  will  serve  the  parking  garage  and  limited  areas 
on  each  of  the  residential  floors. 

The  building  will  contain  approximately  21,000  gross  square 
feet  of  retail  space.   A  ground  floor  plan  is  on  the  facing 
page.   A  high  quality  restaurant  will  be  located  at  the  plaza 
end  of  the  building.   It  is  proposed  that  the  restaurant  operate 
a  small  outdoor  cafe  overlooking  the  park.   A  retail  area  will 
be  located  along  the  pedestrian/service  way,  opposite  the  stores 
and  restaurants  on  the  bottom  floor  of  the  Motor  Mart  Garage. 
The  shops  in  that  area  will  screen  the  parking  ramps  and  invite 
access  to  the  way.   The  character  of  the  retail  tenants  will  be 
consistent  with  the  first  class  image  of  the  residential  and 
commercial  spaces  of  the  building.   Tenants  will  be  selected  to 
serve  the  needs  of  building  occupants  and  of  the  emerging  resi- 
dential neighborhood  in  and  around  Park  Square.   At  least  one  of 
the  retail  spaces  will  be  a  shop  where  building  occupants  and 
neighbors  may  purchase  food  for  home  consumption. 

The  building  will  contain  approximately  83,000  gross  square 
feet  of  office  space,  located  on  its  second,  third  and  fourth 
floors.   On  average,  the  office  floors  will  contain  approxi- 
mately 31,000  gross  square  feet  of  space  with  a  core  to  wall 
dimension  of  approximately  forty-five  feet.   This  will  provide 
maximum  flexibility  in  the  configuration  of  the  interior  space 
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for  large  or  small  offices,  and  for  the  leasing  of  space  to 
either  large  or  small  tenants. 

The  fifth  to  the  fourteenth  floors  will  contain  196,000 
gross  square  feet  of  space  which  will  be  divided  into  approxi- 
mately eighty-six  luxury  residential  condominium  units. ^0 
Typical  floor  plans  appear  opposite  this  page  and  the  following 
page.   The  unit  configuration  on  these  floors  has  been  designed 
to  take  full  advantage  of  attractive  views  and  minimize  the 
impact  of  less  attractive  exposures.   Every  unit  will  have  a 
view  of  either  Charles  Street,  Stuart  Street  or  Columbus  Avenue, 
and  no  unit  has  been  designed  to  look  out  solely  on  the  existing 
Motor  Mart  Garage.   In  the  center  of  the  building  on  the  lower 
residential  floors,  floor-through  units  have  been  created  with 
living  rooms  facing  Charles  Street  and  bedrooms  facing  the 
Garage. 

No  more  than  five  condominium  units  on  any  floor,  and  no 
more  than  39  units  throughout  the  building,  will  be  served  by 
any  one  elevator  bank.   Unit  entrances  will  be  clustered  around 
the  elevator  cores,  providing  greater  privacy  and  security. 
This  design  eliminates  the  need  for  the  more  typical  long  and 
alienating  double-loaded  corridors  on  each  floor.   In  addition, 
substantially  less  floor  space  will  be  consumed  by  essentially 
non-functional  corridor  space. 

Finally,  the  stepping-back  of  the  building,  intended  prin- 
cipally to  reduce  exterior  massing  and  fit  the  building  into  its 
architectural  context,  affords  a  number  of  terraces  for  individ- 
ual units.   The  terraces  will  be  paved  and  decorated  with  brick, 
light-colored  pre-cast  concrete  and  metal  railings.   Many  will 
be  landscaped.   Because  the  numerous  setbacks  permit  creation  of 
terraces  without  any  overhanging  element  above,  many  will  have 
awnings.   Those  units  which  do  not  have  terraces  will  have  "step 
out"  balconies. 

A  child  care  center,  located  on  the  fourth  floor  of  the 
building,  is  presently  designed  to  occupy  approximately  1,345 
square  feet  of  interior  space,  and  approximately  1,260  square 
feet  located  on  a  large  outdoor  terrace.   It  can  be  increased  in 


20/  Although  this  is  a  somewhat  smaller  number  of  units  than 
suggested  by  the  BRA,  our  market  research  and  the  market  data 
from  similar  projects  in  the  area  strongly  suggest  that  the 
number  of  units  be  decreased  in  order  to  provide  the  larger 
condominiums  preferred  by  purchasers  of  luxury  space.   This 
will  not  affect  the  number  of  moderate  income  units  to  be  pro- 
vided by  the  Partnership  with  respect  to  the  Park  Square  site. 
(See  pages  52-53  below.) 
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size  if  necessary  to  accommodate  actual  demand.  The  space  will 
conform  to  all  applicable  state  regulations.  It  will  be  leased 
to  a  licensed  child  care  provider. 

A  health  club  containing  approximately  5,000  square  feet 
will  be  located  on  the  second  floor.   It  will  be  open  to  resi- 
dents of  the  building  and  commercial  and  retail  tenants  and 
their  employees.   The  health  club  will  contain  a  lap  pool,  exer- 
cise room  and  equipment,  locker  rooms,  showers  and  other  similar 
amenities . 


D.   Architectural  Plans  and  Studies 

One  full  size  set  of  drawings  mounted  on  boards  in  presen- 
tation format,  a  duplicate  full  size  set  of  drawings  and  a  study 
model  have  been  submitted  to  the  Authority  with  this  proposal. 
A  full  set  of  reduced  drawings  is  included  here,  as  follows: 

1.  Charles  Street  View  Perspective. 

2.  Site/First  Floor  Plan. 

3.  Typical  Floor  Plans. 

Parking  Level  2. 
2nd  Floor/Office. 
3rd  Floor/Office. 
5th  and  6th  Floors. 

4.  Typical  Floor  Plans. 

9th  Floor. 
11th  Floor. 
13th  Floor. 
Roof  Plan. 

5.  East  Elevation. 

6.  West  Elevation. 

7.  South  Elevation. 

8.  North  Elevation. 


-49- 


9.  Site  Section  AA. 

10.  Site  Section  BB. 

11.  Partial  Section/Partial  Elevation. 

12.  Boston  Common  View  Perspective. 

13.  Shadow  Analyses. 

14.  Shadow  Analyses. 

15.  Photographs  of  Scale  Architectural  Models 
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E.   Park  Square  Site  Assembly 

Pavilion  Corporation  has  begun  preliminary  negotiations  to 
purchase  the  privately-owned  land  within  the  Park  Square  site. 
Negotiations  to  date  have  not  been  successful.   If  selected  as 
the  developer  of  the  site,  Pavilion  will  pursue  these  negotia- 
tions in  an  effort  to  reach  agreement  with  the  owner  and  to 
avoid  the  necessity  of  eminent  domain  proceedings.   If  the  prop- 
erty is  ultimately  taken  by  eminent  domain,  the  Partnership  will 
assume  the  costs  and  risks  of  the  taking.   If  required,  the 
Partnership  will  also  provide  security  to  the  City  to  protect  it 
from  any  liability  relating  to  eminent  domain  proceedings. 

F.   Ownership  and  Management 

The  entire  Pavilion  at  Park  Square  complex  will  be  subjec- 
ted to  the  provisions  of  G.L.  c.  183A  regulating  condominiums. 
All  residential  space  will  be  sold  as  condominium  units. 
Commercial  and  retail  space  will  be  divided  into  condominium 
units,  owned  by  the  Partnership  and  leased  to  retail  and  commer- 
cial users.   The  Partnership  and  the  owners  of  the  residential 
condominiums  will  each  participate  in  the  management  of  the 
affairs  of  the  condominium  according  to  their  respective  per- 
centage interests.   However,  expenses  associated  with  services 
that  are  required  by  only  one  type  of  use,  and  the  cost  of 
amenities  that  are  provided  to  only  one  group  of  users,  will  be 
assessed  against  the  units  which  benefit  from  those  services  or 
amenities . 

The  building  will  be  managed  by  a  professional  management 
company  which,  in  addition  to  providing  standard  management  ser- 
vices, will  be  responsible  for  allocating  costs  of  services  or 
amenities  which  are  not  provided  to  all  owners,  and  for  main- 
taining The  Emancipation  Group  statue  and  park. 

The  partnership  will  lease  the  office  space  to  first  class 
office  tenants.   It  is  estimated  that  the  retail  and  office 
space  in  the  building  will  be  occupied  by  businesses  which  will 
create  numerous  permanent  jobs. 

All  leases  of  retail  space  will  include  specific  provisions 
requiring  the  lessee  to  make  good  faith  efforts  to  insure  that 
at  least  fifty  percent  of  its  permanent  jobs  are  held  by  Boston 
residents.   Where  appropriate,  lessees  will  be  encouraged  to 
hire  women  who  are  participants  in  the  transitional  housing 
component  of  the  South  End  project.   Retail  leases  will  also 
include  requirements  and  restrictions  with  respect  to  hours  of 
operation,  advertising,  use  of  public  spaces  and  the  like. 
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In  addition  to  the  other  benefits  flowing  from  the  project, 
this  development  will  convert  an  under-utilized  and  largely  non- 
income  producing  site  to  one  which  will  produce  substantial  tax 
revenue  for  the  City.   Although  tax  revenues  are  difficult  to 
estimate,  if  the  Partnership  sells  the  residential  units  at 
presently  projected  prices  and  leases  commercial  units  at 
presently  projected  rentals,  if  the  structure  is  valued  accord- 
ingly for  tax  purposes,  and  if  current  tax  rates  remain  the 
same,  the  structure  will  generate  at  least  $1,250,000  in  annual 
tax  revenue. 


G.   Construction 

Construction  of  the  Pavilion  at  Park  Square  will  commence 
as  soon  as  possible  after  designation  and  commencement  of  con- 
struction at  the  South  End  site.   It  is  estimated  that  construc- 
tion will  be  substantially  completed  within  approximately  30 
months  after  commencement.   A  development  schedule  is  included 
in  Appendix  C. 

The  construction  phase  of  the  Pavilion  at  Park  Square  will 
provide  up  to  500  construction  jobs.   Pavilion  Corporation  has 
instructed  the  construction  manager,  Morse/Diesel-John  Cruz, 
that  all  contractors  and  sub-contractors  shall  employ  at  least 
50%  Boston  residents,  25%  minority  persons,  and  10%  women. 
Employment  plans  reflecting  these  guidelines  have  been  prepared 
and  are  included  in  Appendix  F.   In  addition.  Pavilion 
Corporation  will  establish  a  goal  of  awarding  not  less  than  10% 
of  the  Park  Square  construction  cost  (equal  to  approximately  $4 
million)  to  businesses  owned  by  minority  group  members  and 
women.   Appropriate  provisions  reflecting  these  requirements 
will  be  included  in  the  contract  with  Morse/Diesel  and  John 
Cruz,  and  similar  provisions  will  be  required  to  be  included  in 
all  subcontracts.   Because  the  construction  managers  are 
Morse/Diesel,  Inc.,  a  firm  with  one  of  the  best  past  records  of 
minority  and  Boston  resident  hiring  in  the  construction  industry 
(see  pages  60-62  below),  and  John  Cruz  Company,  a  leading  minor- 
ity contractor  (see  pages  62-64  below),  it  is  anticipated  that 
these  goals  will  be  met  easily  and  may  be  exceeded. 

Construction  costs  of  the  Park  Square  project  are  presented 
in  the  Financial  Summary  section  of  this  proposal,  on  page  77. 

H.   Summary  of  Proposal  to  Meet  Inclusionary  Requirements 

As  described  above,  in  response  to  marketing  considerations 
the  current  design  of  The  Pavilion  includes  approximately  86 
residential  condominium  units.   Although  this  plan  calls  for 
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fewer  residential  units  than  the  number  described  in  the 
Authority's  Request  for  Proposals,  Pavilion  Corporation  will 
construct  twenty-five  moderate  income  units  (i.e. ,  20%  of  the 
number  of  the  Park  Square  residential  units  suggested  by  the 
BRA)  on  another  appropriate  site.   This  approach  insures  that 
moderate  income  homeowners  will  receive  the  full  benefit  of  the 
inclusionary  requirements  of  the  Request  for  Proposals. 
Pavilion  Corporation  supports  the  City's  affordable  housing 
goals  and  is  committed  to  working  with  the  City  and  the 
Authority  to  find  an  appropriate  site  and  design  for  the  new 
moderate  income  units. 


I.   Marketing 

While  the  architecture  of  The  Pavilion  at  Park  Square  is 
central  to  the  achievement  of  the  goals  of  that  project,  the 
successful  marketing  of  the  building  is  essential  to  the  econom- 
ic viability  of  the  entire  linkage  project.   As  a  result,  the 
advice  of  Pavilion  Corporation's  marketing  consultant  has  been, 
and  will  continue  to  be,  an  integral  part  of  the  planning  and 
design  of  the  Park  Square  structure. 

The  marketing  team  will  be  headed  by  Lisa  F.  Burke  of 
L.  F.  Burke,  Inc.   Ms.  Burke  has  been  the  on-site  director  of 
the  remarkably  successful  marketing  team  for  the  Heritage-on- 
the-Garden  project  and  was  a  central  participant  in  the  equally 
successful  Four  Seasons  marketing  effort.   Her  familiarity  with 
the  specific  location  of  the  project,  her  knowledge  of  buyer 
demographics  and  desires,  and  her  awareness  of  the  features 
offered  by  competing  projects  will  provide  a  distinct  advantage 
in  the  design  and  sale  of  the  units. 

The  marketing  effort  includes  at  the  outset  market  re- 
search, demographic  studies,  data  compilation  and  competitive 
product  research.   The  results  of  those  studies  will  influence 
details  of  the  design  of  the  project. 

The  marketing  staff  will  work  to  reach  the  broadest  pos- 
sible market  for  the  units  in  The  Pavilion.   A  carefully  planned 
advertising  campaign  will  identify  and  reach  prospective  pur- 
chasers from  the  entire  Boston  area.   The  campaign  will  be 
designed  to  comply  with  the  City's  Fair  Housing  and  Employment 
Plan  and  will  be  submitted  to  the  Authority  for  its  review  and 
approval. 

Prior  to  completion  of  construction,  a  sales  and  marketing 
center,  including  one  or  more  models,  will  be  constructed  off- 
site  and  will  permit  prospective  purchasers  to  tour  models,  view 
audio/visual  materials,  and  inspect  various  renderings. 
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individual  unit  floor  plans,  sample  finishes  and  fixtures,  and 
other  display  materials.   At  an  appropriate  stage  of  construc- 
tion, the  sales  office  and  model  will  be  reconstructed  on  site. 
A  full  time  sales  staff  will  be  hired  and  trained  specifically 
for  this  project.   It  will  be  available  to  answer  questions, 
coordinate  offers  and  provide  other  customer  services. 

Pavilion  Corporation  will  retain  an  experienced  Boston  real 
estate  firm  as  exclusive  agent  for  leasing  the  retail  and  office 
portions  of  the  building.  The  marketing  team  at  Messina 
Enterprises,  whose  experience  includes  the  development  and  leas- 
ing of  over  three  million  square  feet  of  commercial  space,  will 
work  closely  with  the  exclusive  agent  to  develop  a  comprehensive 
marketing  plan  and  insure  the  success  of  the  marketing  program. 

Based  on  the  sellout  times  for  comparable  projects. 
Pavilion  Corporation  anticipates  that  if  properly  designed  and 
marketed,  most  of  the  residential  units  will  be  sold,  and  the 
majority  of  the  retail  space  will  be  leased,  prior  to  completion 
of  construction. 
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IV.   THE  DEVELOPMENT  TEAM 


Pavilion  has  assembled  an  outstanding,  interdisciplinary- 
professional  team.  The  members  of  the  team  are  listed  below. 
Detailed  information  with  respect  to  each  participant  follows: 


Developer:   Pavilion  Corporation 

Architect:   CBT/Childs  Bertman  Tseckares  &  Casendino  Inc. 

Construction  Managers:   Morse/Diesel,  Inc. 

John  B.  Cruz  Construction  Co.,  Inc, 

Legal  Counsel:   Choate,  Hall  &  Stewart 

Marketing:   L.  F.  Burke,  Inc. 

Transitional  Housing  Consultants:   Elizabeth  Stone  House 

Ruth  McCambridge 

Child  Care  Center  Consultant:   Anita  Olds  and  Associates 

Housing  Funding  Advisor:   Pattison,  Slavet  &  Associates 
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A.   The  Developer; 
Pavilion  Corporation 

Pavilion  Corporation  will  coordinate  the  activities  of  the 
other  development  professionals  and  provide  the  financial  core 
of  the  linkage  project.   Pavilion  Corporation  continues  the 
25  year  business  relationship  of  its  principals,  Francis  X. 
Messina  and  Gerald  M.  Ridge,  the  President  and  Chairman  of  the 
Board  of  the  Corporation,  respectively. 

Francis  X.  Messina  -  President.   Mr.  Messina,  and  his 
50  person  firm,  Messina  Enterprises,  bring  to  the  task  of 
managing  the  present  project  twenty-five  years  of  experience  in 
the  development  of  housing,  office  buildings,  industrial  parks, 
retail  malls  and  shopping  centers.   The  construction  arm  of  the 
firm  has  built  nearly  one  thousand  units  of  housing  and  over 
3  million  square  feet  of  commercial  and  industrial  space. 

Messina  Enterprises'  integrated  leasing  and  property  man- 
agement division  has  supervised  almost  two  million  square  feet 
of  wholly-owned  office,  retail  and  industrial  space.   Major 
tenants  include  Prudential  Insurance  Co.,  U.S.  Trust  Co., 
Johnson  &  Johnson,  Epson/Seiko,  Data  Com,  Hazeltine,  Bradlee's, 
and  Sealy.   Strong,  long-term  relationships  with  leading  com- 
panies in  financial  services,  high  technology  and  retailing  form 
the  basis  for  Messina's  commercial  development  and  marketing 
capability. 

Current  development  work  includes  rehabilitation  of  the 
100,000  square  foot  former  Central  Junior  High  School  in 
Braintree  into  59  residential  units;  Avon  Corporate  Center,  a 
$100  million,  110  acre  mixed  office  and  industrial  park  in  Avon, 
Massachusetts;  the  $15  million  construction  of  the  Pearl  Street 
shopping  center  in  Braintree;  the  $15  million  rehabilitation  of 
the  Sigma  Instruments  corporate  headquarters  in  Braintree;  and 
construction  of  a  $25  million  shopping  center  on  40  acres  in 
Rocky  Hill,  Connecticut. 

Gerald  M.  Ridge  -  Chairman.   Mr.  Ridge  contributes  twenty 
years  of  experience  in  the  banking  and  investment  community  to 
the  team.   His  role  will  be  to  provide  and  arrange  for  financing 
including  interim,  construction  and  permanent  loans  for  the  var- 
ious aspects  of  the  project.   Mr.  Ridge's  strength  in  this  area 
will  be  vital  to  the  task  of  obtaining  permanent  mortgages  for 
the  unconventional,  mixed  income  South  End  development. 

Mr.  Ridge  is  presently  Chairman  of  the  Board  of  U.S. 
Trust/Norfolk  Bank,  and  a  Director  of  U.S.T.  Corp.   He  is  also 
the  developer  and  present  owner  of  the  3,000  member  Ridge 
Athletic  Club,  one  of  Massachusetts'  largest  private  recreation 
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facilities.   His  other  business  interests  include  Blue  Hill 
Cemetery  and  Ridge  Advertising  Agency.   Mr.  Ridge's  present 
development  work  includes  plans  for  a  55-room  hotel  and 
restaurant  in  Braintree. 

Mr.  Ridge  is  a  former  Boston  Police  Officer  and  is  the 
President  of  the  Boston  Police  Athletic  League. 

Eden  G.  R.  Milroy.  AIA  -  Vice  President.   Eden  Milroy  will 
serve  as  Project  Coordinator.   He  is  responsible  for  development 
scheduling,  administration  of  consultants,  obtaining  appropriate 
permits  and  approvals  and  acting  as  liason  with  community 
groups. 

Mr.  Milroy  is  an  architect  with  more  than  twenty  years' 
experience  in  architectural,  construction  and  development  work. 
Before  joining  Pavilion,  he  headed  his  own  architectural  firm. 
Envisage,  Inc.   Through  Envisage,  Mr.  Milroy  was  involved  in  the 
design  and  construction  of  several  apartment  and  condominium 
projects  in  the  South  End  and  has  developed  a  first-hand  under- 
standing of  the  requirements  for  successful  development  work  in 
that  community.   He  was  the  architect  for  Dartmouth  Square,  a 
60-unit  historic  rehabilitation  of  two  South  End  school 
buildings  and,  as  Senior  Associate  of  Arrowstreet,  Inc.  of 
Cambridge,  was  a  designer  of  the  Massachusetts  Archives  and 
Records  Center,  a  $19.1  million  landmark  project  at  Columbia 
Point. 

Arthur  Stavris  -  Vice  President  and  Financial  Coordinator. 
Mr.  Stavris  is  Vice  President  and  Chief  Financial  Officer  of 
Messina  Enterprises.   He  has  direct  responsibility  at  Messina 
Enterprises  for  the  negotiation  of  construction  contracts,  prop- 
erty acquisitions  and  tenant  leases,  and  the  development  of  fea- 
sibility studies,  business  plans,  financial  projections,  and  tax 
plans.   He  will  perform  the  same  roles  for  Pavilion. 

Mr.  Stavris  is  a  CPA,  a  graduate  of  Boston  Latin  School  and 
magna  cum  laude  graduate  of  Boston  College.   He  holds  an  M.S. 
from  Bentley  College. 

The  Limited  Partnership  and  the  Limited  Partner:  the  Boston 
Foundation.   In  order  to  carry  out  its  proposal.  Pavilion  pro- 
poses to  form  a  limited  partnership  of  which  it  will  be  the  gen- 
eral partner  and  the  Boston  Foundation  will  be  a  limited  part- 
ner.  The  Foundation  will  manage  and  distribute  grant  funds  for 
the  transitional  housing  and  child  care  programs.   (See  pages 
34-36  and  76.) 

The  Boston  Foundation  is  a  community  foundation  established 
in  1915.   It  manages  assets  which  at  June  30,  1987  had  a 
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combined  value  of  $190,000,000,  all  of  which  are  devoted  in  one 
way  or  another  to  the  improvement  of  life  in  Boston.   It 
disburses  $9  million  in  grants  each  year  and  is  thus  the  largest 
grant-making  organization  in  New  England. 

The  Boston  Foundation's  trustees'  committee  is  composed  of 
the  presidents  or  chief  executive  officers  of  five  of  Boston's 
largest  banks.   Each  bank  is  responsible  for  the  investment  of 
any  funds  entrusted  to  it  for  the  Foundation.   One  of  the  five 
trustees  will  hold  and  invest  the  $1,200,000  endowment  fund  for 
the  South  End  component  of  the  project. 

The  Foundation  maintains  a  staff  of  social  service  experts 
and  a  distribution  committee  (a  majority  of  whose  members  are 
appointed  by  senior  public  officials)  who  are  experienced 
evaluators  of,  and  advisors  to,  hundreds  of  programs  and  dozens 
of  non-profit  agencies.   It  will  require  the  Cumston  Square 
Association  and  the  other  agencies  which  will  be  delivering  ser- 
vices to  the  South  End  transitional  housing  program  to  submit 
annual  written  reports  and  to  prepare  detailed  prospective 
budgets.   It  will  review  these  documents  and  conduct  site  visits 
to  make  sure  that  the  transitional  housing  program  and  child 
care  center  are  being  managed  in  a  manner  that  is  consistent 
with  the  goals  of  those  programs,  and  that  grant  funds  have  been 
and  will  be  used  to  further  those  goals.   It  will  have  the 
authority  to  withhold  grants  if  the  proposed  programs  and  opera- 
tions of  the  transitional  housing  and  day  care  center  do  not 
conform  to  those  goals. 

The  Boston  Foundation  is  uniquely  qualified  to  perform 
these  functions.   Its  participation  in  this  part  of  the  linkage 
project  provides  an  unusual  degree  of  assurance  that  the  goals 
of  the  project  will  be  met  and  the  funds  available  to  the  pro- 
ject well  spent. 

B.   The  Architect: 
CBT/Childs  Bertman  Tseckares  &  Casendino  Inc. 

Pavilion  has  chosen  as  its  architects  CBT/Childs  Bertman 
Tseckares  and  Casendino  Inc.   CBT  is  a  20  year  old  architectural 
firm  with  forty-five  registered  architects.   It  has  won  more  than 
50  national  and  regional  design  awards. 

CBT's  work  is  at  once  innovative  and  sensitive  to  context. 
Examples  of  its  work  —  and  of  its  regard  for  the  environment  in 
which  that  work  is  located   —  are  to  be  found  all  over  the 
City.   They  include: 
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*  399  Boylston  Street,  a  newly-constructed  13  story  office 
building  coupled  with  the  renovation  of  the  adjacent 
nineteenth  century  Warren  Chambers  building.   Boston  Globe 
architecture  critic  Robert  Campbell  described  this  develop- 
ment as  "fitted  with  care  and  craft  into  [its]  context  using 
materials  and  shapes  that  say  'Boston'  rather  than 
'Anywhere'  and  "a  model  of  good  architectural  manners". 
Boston  Globe.  April  16,  1985. 

*  The  Shipways.  a  complex  consisting  of  58  residential  con- 
dominiums coupled  with  business  and  commercial  space  all  of 
which  is  constructed  directly  on  existing  inclined  concrete 
ramps  which  were  originally  used  for  building  and  launching 
ships  in  the  Charlestown  Navy  Yard. 

*  116  Huntington  Avenue,  a  richly  detailed  14  story  office 
building  which  serves  as  a  transitional  element  between  the 
high  rise  late  twentieth  century  buildings  in  Copley  Place 
and  the  low,  brick  nineteenth  century  structures  in  the 

St.  Botolph  neighborhood  of  the  South  End. 

*  Tremont  Street/Columbus  Avenue  Reconstruction  (1975-1985), 
the  urban  design  and  landscape  architecture  for  two  princi- 
pal South  End  streets. 

*  The  Park,  a  conversion  of  the  Free  Hospital  for  Women  in 
Brookline  into  an  86  unit  residential  complex.   The  work  on 
this  project  involved  the  restoration  of  five  existing 
Victorian  buildings  and  the  construction  of  16  new 
Victorian-style  townhouse  condominiums.   Architecture 
Magazine  (Nov.  1986)  wrote  of  CBT's  design,  "Walking  through 
the  site,  you  don't  notice  at  first  which  buildings  are  the 
new  ones  and  which  are  the  old,  so  well  has  the  character  of 
this  lovely  place  been  preserved." 

*  The  Pine  Street  Inn,  the  rehabilitation  of  a  fire  depart- 
ment headguarters  building  in  the  South  End  into  temporary 
housing  for  350  homeless  men  and  women,  a  project  which 
required  that  architectural  design  work  be  coordinated  with 
the  development  of  new  programs  for  the  homeless. 

*  One  Winthrop  Square,  a  renovation  of  the  Boston  Record 
American  newspaper  building  into  100,000  square  feet  of 
office  and  retail  space  linked  to  a  landscaped  urban  plaza. 

*  The  Southwest  Corridor  Parkland,  the  landscape  design 
review  and  supervision  of  the  8-mile  linear  park  in  the 
Southwest  Corridor,  running  between  the  Back  Bay  station  on 
Dartmouth  Street  and  the  Arnold  Arboretum,  forming  part  of 
the  Southwest  Corridor  Parkland  Project  and  connecting  to 
the  "Emerald  Necklace." 
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A  complete  list  of  CBT's  pertinent  Boston  area  projects  is 
included  in  Appendix  G. 

The  project  leader  for  CBT  is  Richard  J.  Bertman,  FAIA 
(B.A.,  Harvard;  B.Arch.,  MIT;  M.Arch.,  U.Cal.  (Berkeley)). 
Mr.  Bertman  is  the  former  Chair  of  the  Back  Bay  Architectural 
Commission,  a  past  Chair  of  the  Board  of  Registration  in 
Architecture  and  a  Trustee  of  the  Society  for  the  Preservation  of 
New  England  Antiquities.   He  has  been  the  principal-in-charge  of 
a  wide  range  of  commercial  and  residential  projects,  including 
399  Boylston  Street,  116  Huntington  Avenue  and  The  Park,  each  of 
which  is  described  above.   Mr.  Bertman  will  bear  principal 
responsibility  for  the  design  of  the  Park  Square  portion  of  the 
linkage  project  and  has  oversight  responsibility  for  the  remain- 
der of  the  project. 

The  South  End  portion  of  the  project  is  under  the  direction 
of  Anthony  B.  Casendino  ASLA  (B.Arch.,  Cornell).   Mr.  Casendino 
is  both  a  registered  architect  and  a  registered  landscape  archi- 
tect.  He  is  a  past  President  of  the  Boston  Society  of  Landscape 
Architects  and  is  the  Design  Chairman  of  the  Copley  Square 
Centennial  Committee.   He  was  responsible  for  the  design  of  the 
Shipways,  Tremont/Columbus,  and  Pine  Street  Inn  projects 
described  above,  and  has  served  as  Chief  Landscape  Architect  and 
Urban  Designer  at  the  Boston  Redevelopment  Authority. 


C.   The  Construction  Management  Team: 
Morse/Diesel  -  John  Cruz 

Morse/Diesel,  Inc. 

Morse/Diesel  will  serve  as  principal  construction  manager 
for  the  linkage  project  and  will  bear  primary  responsibility  for 
all  construction  in  Park  Square. 

As  principal  construction  manager  Morse/Diesel  has  been,  and 
will  continue  to  be,  a  major  participant  in  the  pre-planning, 
planning  and  design  phases  of  the  project  so  as  to  assure  that 
the  architectural  design  is  cost  efficient  and  that  budgets  are 
realistic  and  schedules  attainable.   During  the  construction 
phases  of  those  projects,  Morse/Diesel  will  obtain,  supervise, 
and  coordinate  the  work  of  subcontractors  and  suppliers  at  the 
Park  Square  development.   It  will  have  oversight  responsibility 
with  respect  to  the  work  of  John  B.  Cruz  Construction  Company  in 
the  South  End. 

The  economic  viability  of  the  linkage  project  depends  upon 
the  ability  of  the  construction  team  to  complete  both  develop- 
ments on  time  and  within  budget.   Morse/Diesel's  success  in. 
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delivering  the  largest  and  most  complex  buildings  on  schedule  and 
within  budget  is  remarkable.   As  a  single  example,  it  acted  as 
construction  manager  of  the  Sears  Tower  in  Chicago,  the  tallest 
building  in  the  United  States.   It  completed  that  building  on 
time  and  within  0.2%  of  a  budget  developed  nearly  a  year  prior  to 
the  commencement  of  construction. 

Morse/Diesel  charges  a  fixed  fee  for  its  services  (rather 
than  earning  a  contractor's  profit)  and  will  guarantee  completion 
of  the  linkage  project  within  a  fixed  cost  limit. 

Morse/Diesel's  recent  Boston  area  projects  include: 

*  The  construction  of  One  Financial  Center,  a  $100,000,000, 
1.1  million  square  foot  office  building  at  Dewey  Square. 

*  The  construction  of  the  $80,000,000,  1146  room  Copley 
Place  Marriott  Hotel. 

*  The  renovation  of  the  700,000  square  foot  Constitution 
Office  Park  in  the  Charlestown  Navy  Yard  and  its  conversion 
into  research  and  office  space. 

*  The  construction  of  the  Ritz  Carlton  luxury  hotel  and  con- 
dominium addition. 

*  The  $70,000,000  construction  of  One  Memorial  Drive  in 
Cambridge. 

*  The  coordinated  restoration  of  historic  75  Federal  Street 
and  construction  of  101  Federal  Street. 

All  were  delivered  on  time  and  within  budget. 

Morse/Diesel  also  acts  as  construction  consultant  to  the 
Massachusetts  Convention  Center  Authority  in  connection  with  the 
renovation  and  expansion  of  the  Hynes  Auditorium.   A  full  list  of 
Morse/Diesel's  representative  Boston  projects  appears  in 
Appendix  G. 

Morse/Diesel's  projects  outside  Boston  include  the  West  Wing 
of  the  National  Gallery  of  Art  in  Washington,  D.C.,  and  the 
Lincoln  Center  for  the  Performing  Arts  in  New  York  City. 

Morse/Diesel  combines  the  type  of  construction  competence 
demonstrated  by  its  work  on  these  projects  with  a  strong  record 
of  performance  in  meeting  affirmative  action  guidelines.   Its 
full  time  Equal  Opportunity  Officer,  Michael  Jefferson,  holds 
preliminary  meetings  with  every  principal,  contractor  and  subcon- 
tractor on  each  of  its  Boston  projects  to  establish  hiring 
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objectives.   He  requires  each  to  write  letters  to  union  hiring 
halls  specifying  that  city  residents,  members  of  minority  groups 
and  women  will  be  preferred  during  the  hiring  process.   He 
monitors  the  work  of  all  subcontractors  and  maintains  records  to 
ensure  that  hiring  standards  are  in  fact  being  met. 
Mr.  Jefferson  and  his  John  Cruz  counterpart,  Karl  Coiscou,  will 
ensure  that  these  steps  are  taken  and  that  the  requirements  of 
the  affirmative  action  plan  attached  as  Appendix  F  are  met  in 
connection  with  the  South  End/Park  Square  project. 

This  program  is  not  mere  developers'  rhetoric.   Included  in 
Appendix  F  is  a  letter  to  Morse/Diesel  from  James  M.  Younger, 
Deputy  Director  of  the  Compliance  and  Enforcement  Division  of  the 
Mayor's  Office  of  Jobs  and  Community  Services.   The  letter 
commends  Morse/Diesel  for  its  "significant  support  and  commitment 
to  the  goals  of  the  Mayor's  Boston  Resident  Jobs  Policy,"  and  its 
"significant  achievement"  and  "high  standards"  in  meeting  the 
goals  of  the  Policy.   Also  included  in  Appendix  F  are  letters 
from  Urban  Investment  and  Development  Co.  describing 
Morse/Diesel's  minority  hiring  and  MBE  record  as  "exceptional" 
and  "exemplary",  and  from  the  Boston  Redevelopment  Authority 
commending  Morse/Diesel  for  its  efforts  in  meeting  minority 
hiring  goals. 

Morse/Diesel  has  assigned  Joseph  E.  Comerford,  Senior 
Project  Manager,  to  manage  the  Park  Square/South  End  project. 
Mr.  Comerford  has  over  twenty-five  years'  experience  as  the 
Construction  Engineer  and  Project  Manager  of  a  wide  range  of  com- 
mercial and  residential  projects,  including  the  Ritz  Carlton 
Hotel,  and  Copley  Place  Marriott  Hotel  projects  described  above. 
For  the  past  fifteen  years,  he  has  worked  closely  with  CBT  on 
numerous  projects,  including  the  One  Winthrop  Square  project  also 
described  above.   As  Senior  Project  Manager,  Mr.  Comerford  is 
principally  responsible  for  the  overall  organization,  planning, 
management  and  direction  of  the  project  construction  team  and  its 
activities.   He  will  act  as  a  liaison  with  Pavilion  and  CBT  and 
will  be  principally  responsible  for  coordinating  Morse/Diesel's 
activities  with  those  of  its  co-manager,  John  B.  Cruz 
Construction  Co.,  Inc. 

John  B.  Cruz  Construction  Co..  Inc. 

John  B.  Cruz  Construction  Co.,  Inc.  will  serve  as  associate 
construction  manager  for  the  linkage  project. 

John  Cruz  Company  will  work  closely  with  Morse/Diesel  in 
performing  the  construction  management  functions  described  above 
on  both  parts  of  the  linkage  project  and  will  act  as  principal 
construction  manager  for  the  South  End  site.   In  that  capacity, 
it  will  work  with  CBT,  obtain  and  supervise  subcontractors  and 
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coordinate  all  work  performed  at,  and  materials  supplied  to,  the 
site. 

John  Cruz  Company  is  a  family-owned  and  operated,  minority 
business  construction  contractor.  Its  most  notable  Boston  area 
projects  include: 

*  Designation  as  general  contractor  on  a  SENHI  84  unit  com- 
bined rental/cooperative  development  to  be  developed  by  the 
Four  Corners  Community  Development  Corporation  in  the  South 
End  and  financed  by  MHFA. 

*  Designation  as  general  contractor  for  TDC,  IV,  a  five 
story,  thirty-five  unit  housing  complex  in  the  South  End. 

*  General  contractor  for  TDC,  III,  an  eight-story,  fifty- 
nine  unit  housing  development  financed  through  MHFA. 

*  General  contractor  for  Digital  Equipment  Corporation's 
Crosstown  Industrial  Park  project. 

*  General  contractor  for  the  eighteen-story,  145  unit, 
"Council  Towers"  elderly  housing  complex,  owned  by  the 
Council  of  Elders,  Inc. 

*  Through  its  affiliate,  Cruz  Columbia  Point,  Inc.,  co- 
developer  in  partnership  with  Peabody  Construction  Co.  and 
Corcoran,  Mullen  &  Jennison  Construction  Company  for  the 
revitalization  of  Columbia  Point. 

*  Through  its  affiliate,  Verdean  Construction  Company,  EEO 
consultant  to  the  development  team  on  the  Columbia  Point 
project. 

A  complete  list  of  John  Cruz  Company's  projects  is  included  in 
Appendix  G.   John  Cruz  Company's  affiliate,  Cruz  Development 
Company,  has  worked  on  a  number  of  HUD-  and  MHFA-f inanced  new 
construction  and  rehabilitation  housing  projects  throughout  the 
city  and  eastern  Massachusetts.   It  has  over  $75  million  in 
federally-assisted,  multi-housing  family  housing  projects  com- 
pleted or  underway  in  Massachusetts. 

John  Cruz  Company  regularly  employs  40-50%  minority  subcon- 
tractors, and  has  often  achieved  more  than  50%  minority  partici- 
pation.  On  many  of  its  projects,  more  than  50%  of  the  work  is 
performed  by  MBE  and  WEE  subcontractors,  and  minority  manhours 
total  more  than  50%  of  all  work  performed.   The  company  supports 
its  minority  subcontractors  with  technical  expertise  and  adminis- 
trative help,  as  needed. 
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John  Cruz'  own  workforce  demonstrates  its  commitment  to  the 
employment  goals  established  for  the  project.   As  of  October, 
1987,  the  company  had  37  minority  (75.5%)  and  6  women  (12.2%) 
employees,  in  a  total  workforce  of  49  persons.   John  Cruz 
Company's  Employment  and  Affirmative  Action  Plan  is  included  in 
Appendix  F. 

In  recognition  of  the  company's  outstanding  hiring  record, 
John  B.  Cruz,  III  received  HUD's  1983  Minority  Contractors 
Utilization  Award,  and  the  firm  itself  was  honored  by  the  Small 
Business  Administration  and  Minority  Business  Development  Agency 
as  the  New  England  (Region  I)  Minority  Small  Business  Firm  of  the 
Year  in  1985. 

Ronald  Furr,  (B.S.Civ.Eng. ,  Tufts),  Vice  President  of  the 
Company,  will  manage  the  Park  Sguare/South  End  project,  and 
John  B.  Cruz,  Jr.  will  oversee  construction  of  the  South  End 
site.   Mr.  Furr  has  more  than  twenty-seven  years'  experience  in 
all  aspects  of  the  construction  industry,  ranging  from 
architectural  and  structural  design  to  management  of  large  con- 
struction projects.   As  construction  project  manager,  Mr.  Furr 
has  been  in  charge  of  numerous  John  Cruz  construction  projects, 
including  most  of  the  Boston  projects  described  above.   Mr.  Furr 
will  be  principally  responsible  for  working  with  Mr.  Comerford  in 
organizing,  planning,  managing  and  directing  the  project  con- 
struction team  and  its  activities. 

John  B.  Cruz,  Jr.,  founder  and  Treasurer  of  the  company,  has 
almost  40  years'  experience  in  the  construction  industry,  both  as 
developer  and  contractor.   In  recognition  of  his  long-standing 
commitment  to  the  minority  community  in  the  area  of  urban  renewal 
and  his  outstanding  work  in  the  Roxbury  community,  the  Urban 
League  presented  Mr.  Cruz  with  its  "Outstanding  Community 
Leadership  Award"  in  1985.   Mr.  Cruz  also  received  the  NAACP's 
"1985  Business  Award"  in  recognition  of  his  commitment  and 
sensitivity  in  assisting  other  minorities. 


D.   The  Legal  Counsel: 
Choate.  Hall  &  Stewart 

The  Boston  law  firm  of  Choate,  Hall  &  Stewart  will  represent 
Pavilion  in  all  legal  matters.   Choate,  Hall  &  Stewart,  is  one  of 
Boston's  oldest  and  best  known  law  firms.   It  maintains  a  staff 
of  more  than  120  attorneys,  and  has  served  as  counsel  to  a  number 
of  major  developers  and  projects,  including  several  in  the  South 
End.   The  firm  has  also  participated  in  the  development  of  regu- 
lations under  the  Home  Ownership  Program  ("HOP")  for  the 
Executive  Office  of  Communities  and  Development,  and  has  partici- 
pated in  a  number  of  other  housing  initiative  programs.   The 
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lawyers  from  Choate,  Hall  &  Stewart  who  are  principally  involved 
in  this  project  are  Robert  S.  Frank,  Jr.,  Managing  Partner  of  the 
Firm;  Kathy  A.  Faulk,  an  experienced  real  estate  attorney,  and 
Michael  A,  Austin,  a  tax  lawyer  with  extensive  background  in  the 
structuring  of  real  estate  ventures  and  the  law  relating  to  non- 
profit organizations. 

E.   The  Consultants 

1.  Marketing 

L.F.  Burke,  Inc.  of  Boston,  an  independent  marketing  con- 
sultant, will  be  responsible  for  the  marketing  of  the  Park 
Square  project. 

Lisa  F.  Burke,  principal  of  L.F.  Burke,  Inc.,  was  the  on- 
site  director  of  the  marketing  effort  for  The  Heritage  on  the 
Garden.   In  that  capacity,  she  supervised  the  marketing  staff, 
monitored  the  status  of  the  reservations,  deposits,  and  condo- 
minium purchase  and  sale  agreements,  and  prepared  sales  reports 
and  traffic  analyses.   She  personally  closed  $20  million  in 
sales  and  directly  supervised  the  successful  completion  of 
$85  million  in  sales,  all  within  six  months. 

Ms.  Burke  was  a  sales  representative  for  Four  Seasons 
Place,  a  $100  million  luxury  hotel  and  condominium  development. 
She  was  personally  responsible  for  $17  million  in  residential 
condominium  sales. 

Four  Seasons  Place  and  The  Heritage  on  the  Garden  have  had 
a  very  significant  positive  impact  upon  the  Park  Square  and 
Public  Gardens  areas.   Ms.  Burke's  success  with  these  projects 
as  well  as  her  practical  experience  in  sales  and  sales  manage- 
ment will  be  valuable  assets  to  the  development  team. 

2.  Transitional  Housing 

Spring  Redd  and  Deborah  Linnell  of  the  Elizabeth  Stone 
House  and  Ruth  McCambridge  have  worked  closely  with  the  develop- 
ment team  in  the  review  of  the  design  of  the  transitional  hous- 
ing units  and  the  creation  of  a  transitional  housing  program  for 
the  South  End  site. 

The  Elizabeth  Stone  House  was  founded  in  1974  and  offers  a 
five  month  residential  mental  health  program  and  battered 
women's  shelter.   Unlike  any  other  similar  program  in  the  coun- 
try, women  in  its  mental  health  residential  program  may  bring 
their  children  to  live  with  them  at  the  Elizabeth  Stone  House. 
In  October,  1987,  the  Elizabeth  Stone  House  opened  a  $1/300,000 
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fourteen  apartment  transitional  housing  facility  and  initiated  a 
program  stressing  independent  living  and  self-help  for  women 
making  the  transition  from  the  original  Elizabeth  Stone  House  to 
complete,  independent  lives.   A  letter  of  support  from  the 
Elizabeth  Stone  House  is  included  in  Appendix  B. 

Spring  Redd  was  for  seven  years  the  Direct  Services 
Coordinator  and  Administrator  at  the  Elizabeth  Stone  House  and 
recently  became  the  Program  Administrator  for  the  Elizabeth 
Stone  House  Transitional  Housing  Program.   She  was  largely  re- 
sponsible for  developing  the  overall  structure,  social  service 
delivery  methods  and  staffing  patterns  of  the  new  program. 
Ms.  Redd  has  acted  as  a  consultant  to  many  shelters  and  agencies 
including  existing  transitional  housing  programs. 

Deborah  Linnell  has  worked  for  six  years  as  the  Program 
Planner  and  Resource  Developer  for  the  Elizabeth  Stone  House. 
She  has  been  a  major  advocate  for  systematic  government  support 
for  transitional  housing.   She  assisted  the  Massachusetts 
Department  of  Social  Services  in  the  development  of  the  funding 
protocol  for  its  "Transition  to  Independent  Living"  program,  has 
conducted  several  training  sessions  on  the  development  of 
transitional  housing,  and  has  written  on  the  subject  in  The 
Voice,  a  publication  of  the  National  Coalition  Against  Domestic 
Violence. 

Ruth  McCambridge  is  currently  the  Director  of  The  Shelter 
Technical  Assistance  Project  of  the  Fund  for  the  Homeless.   In 
that  capacity,  she  provides  organizational  assessments  and  tech- 
nical assistance  in  fund  raising  and  management  to  homeless 
shelters . 

Ms.  McCambridge  has  worked  for  seventeen  years  in  community 
based  organizations,  and  began  working  with  battered  women's 
shelters  in  1981.   Before  assuming  her  present  position, 
Ms.  McCambridge  served  as  Administrator  of  the  Massachusetts 
Coalition  of  Battered  Women's  Service  Groups. 

3.    Child  Care 

Anita  Rui  Olds,  (Ph.D,  Human  Development  and  Social 
Psychology,  Harvard)  of  Anita  Olds  &  Associates,  is  a  Lecturer 
at  the  Eliot  Pearson  Department  of  Child  Study,  Tufts 
University,  where  she  has  taught  since  1969.   She  has  also 
taught  selected  courses  at  Wheelock  College,  Lesley  College,  and 
the  Harvard  Graduate  School  of  Design. 

For  the  past  16  years,  through  her  firm  Anita  Olds  and 
Associates,  she  has  engaged  in  the  design  of  environmental  faci- 
lities, especially  those  for  children,  in  hospitals,  schools. 
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day  care  centers,  therapeutic  and  special-needs  settings,  and 
outdoor  recreational  areas  throughout  the  United  States.   She 
participated  in  the  preparation  of  Architectural  Prototype 
Documents  —  Study  for  the  Development  of  Day  Care  Centers  in 
State  Facilities,  which  was  published  this  year  by  the  Office  of 
Programming,  Division  of  Capital  Planning  and  Operations, 
Executive  Office  of  Administration  and  Finance. 

As  both  a  social  scientist  and  designer.  Dr.  Olds  consults 
regularly  with  architectural  and  design  firms,  often  acting  as 
the  behavioral  psychologist  on  a  planning  team,  helping  to  pre- 
dict user  response  to  a  built  space  and  its  interior  details. 

Dr.  Olds  has  advised  the  development  team  with  respect  to 
the  design  of  the  child  care  center  at  the  South  End  site  and 
the  program  to  be  conducted  at  that  site. 

4 .    Housing  Funding 

Pattison,  Slavet  &  Associates  is  a  housing  and  real  estate 
development  consulting  firm.   It  is  an  advisor  to  private  owners 
and  developers  as  well  as  municipalities  and  government  agen- 
cies.  Its  principals,  Joseph  S.  Slavet  and  Timothy  J.  Pattison, 
have  been  active  participants  in  the  formulation  of  Boston's 
linkage  program  and  its  housing  and  urban  renewal  programs. 

Mr.  Slavet  (B.S.  and  M.A.,  Boston  University,  M.S. Pub. Ad., 
Syracuse)  has  more  than  25  years'  experience  in  public  adminis- 
tration and  planning.   He  has  been  the  executive  director  of  the 
Boston  Municipal  Research  Bureau,  the  first  executive  director 
of  Action  for  Boston  Community  Development,  Inc.,  the  Director 
of  Community  Programs  at  Boston  University's  Urban  Institute  and 
a  professor  of  Urban  Affairs  at  Boston  University.   He  has  pro- 
vided consulting  services  for  housing  and  development  programs 
to  a  wide  range  of  public  and  private  clients,  including  the 
Boston  Redevelopment  Authority,  the  Mayor's  Advisory  Group  on 
Linkage,  the  City  of  Boston  Assessing  and  Treasury  Departments, 
the  Boston  Committee,  the  Boston  Fair  Housing  Commission,  the 
City  of  Boston  Neighborhood  Development  and  Employment  Agency, 
the  Commonwealth  of  Massachusetts  and  the  National  Commission  on 
Urban  Problems.   He  has  written  and  published  extensively  with 
respect  to  urban  housing,  land  use  planning  and  taxation/finance 
issues. 

Mr.  Pattison  (M.A.,  Cambridge  University,  Master  of  City 
Planning,  MIT,  M.S.,  Real  Estate  Dev . ,  MIT)  is  the  former  plan- 
ning director  of  the  Boston  Neighborhood  Development  and 
Employment  Agency.   In  that  capacity,  he  participated  in  the 
Mayor's  Linkage  Advisory  Group  and  co-authored  its  final  report, 
prepared  the  City's  community  development  program  and 
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substantially  revised  the  City's  housing  programs.   Mr.  Pattison 
was  a  key  architect  of  the  Boston  Housing  Partnership.   He  is  a 
former  project  manager  in  the  City  of  Boston  Office  of  Program 
Development. 

Pattison,  Slavet  &  Associates  has  advised  the  development 
team  with  respect  to  public  and  private  sources  of  funding  for 
the  housing  and  social  service  components  of  the  project. 
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FINANCIAL  SUMMARY 


A.   The  Linkage  Program 

Boston's  innovative  parcel  to  parcel  linkage  program  is 
designed  to  use  City-owned  land  and  private  investment 
incentives  to  create  community  benefits  that  would  be  difficult 
for  the  City  to  generate  by  itself.   Among  these  benefits  are 
the  production  of  attractive,  affordable  housing  for  City  resi- 
dents, the  development  of  neighborhoods,  the  construction  of  an 
environment  for  a  novel  social  program  and  the  establishment  of 
support  for  that  program,  the  preservation  of  open  space,  and 
the  creation  of  employment,  particularly  minority  employment, 
and  business  opportunities. 

Pavilion  Corporation's  proposal  illustrates  how  the  City's 
vision  of  beautiful  buildings,  innovative  social  service  and 
child  care  programs,  stronger  neighborhoods  and  greater  minority 
opportunities  can  become  a  reality. 

The  South  End  proposal  combines  thirty-six  transitional, 
twenty-four  affordable  and  thirty  market  rate  housing  units  in 
an  attractive  residential  complex  that  is  sensitive  to  the 
architectural  heritage  of  the  South  End.   It  creates  housing  for 
neighborhood  and  Boston  residents  who  cannot  afford  comparable 
housing.   It  provides  support  services  to  help  homeless  women 
achieve  self  sufficiency.   It  establishes  a  child  care  center 
and  offers  a  creative  child  care  program  which  is  designed  to 
serve  children  of  the  Cumston  Square  complex,  many  of  whom  will 
have  special  emotional  needs.   It  preserves  open  spaces  and 
leaves  them  available  to  the  public.   It  will  provide  300  con- 
struction jobs  in  the  short  run  and  establishes  a  program  which 
will  return  hundreds  of  women  to  the  job  force  in  the  long  run. 
Its  construction  and  its  operation  will  generate  substantial 
opportunity  for  minority  participation,  and  MBE/WBE  employment. 
Most  importantly,  it  is  sensitive  to  the  purposes  for  which  it 
was  designed  and  the  neighborhood  of  which  it  is  a  part. 

The  Park  Square  project  continues  the  redevelopment  of  an 
area  that  until  recently,  was  in  decline.   The  Pavilion  at  Park 
Square  will  be  an  architectural  landmark.   With  other  recently 
constructed  housing,  it  literally  creates  a  new,  high  quality 
residential  neighborhood.   It  supplements  the  limited  stock  of 
genuinely  first  class  office  space  in  Park  Square.   It  will  make 
the  Square  itself  a  vastly  more  attractive  and  vibrant  place. 
Its  residents  will  add  activity  to  the  area  and  its  retail  space 
will  strengthen  it  as  a  residential  area.   Moreover,  the  con- 
struction of  the  building  will  create  500  construction  jobs, 
large  numbers  of  which  will  be  held  by  City  residents,  minority 
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group  members  and  women;  and  it  will  result  in  dozens  of 
permanent  jobs.   When  completed,  the  building  will  create 
millions  of  dollars  in  tax  revenues  for  the  City  over  the  course 
of  its  existence. 

Although  Pavilion  Corporation's  Park  Square  proposal 
creates  an  addition  to  the  City  and  the  neighborhood  of  unusual 
quality,  the  resurgence  of  construction  activity  in  the  area 
demonstrates  that  some  development  would  have  occurred  in  the 
Square  upon  the  sale  of  City-owned  land  without  any  further 
stimulus  from  the  City.   What  could  not  have  happened  is  the 
development  of  the  South  End  complex. 

The  South  End  project  is  expensive.   It  involves  high  qual- 
ity, high  cost  construction.   As  will  be  explained  in  the  pages 
which  follow,  building  costs  will  exceed  revenues  from  the  sale 
of  the  market,  moderate  income  and  transitional  housing  units  by 
approximately  $3,800,000.   An  additional  $1,200,000  will  create 
an  endowment  to  support  programs  to  be  operated  at  the  South  End 
complex.   These  costs  must  be  paid  out  of  profits  which  would 
otherwise  have  been  earned  on  the  Park  Square  development. 

This  section  will  address  the  financial  aspects  of  Pavilion 
Corporation's  proposal.   It  begins  with  a  brief  discussion  of 
Pavilion  Corporation's  role.   It  then  addresses  the  economics  of 
the  construction,  sale  and  continued  operation  of  the  South  End 
complex.   Thereafter,  the  costs  and  revenues  associated  with  the 
Park  Square  development  will  be  described. 

B.   Pavilion  Corporation 

Pavilion  Corporation  and  its  principals  will  guarantee  the 
provision  of  $5,000,000  in  equity  capital  to  the  Partnership. 

The  remainder  of  the  funds  necessary  to  construct  The 
Pavilion  at  Park  Square  project  and  the  market  rate  and 
affordable  units  at  Cumston  Square  will  be  provided  by  a  lender, 
or  consortium  of  lenders,  under  a  standard  construction  loan 
arrangement.   A  number  of  banks  have  expressed  interest  in 
financing  this  project.   Letters  from  the  Bank  of  New  England 
and  the  United  States  Trust  Co.  evincing  their  interest  are 
included  in  Appendix  B.   Pavilion  will  require  that  minority- 
owned  financial  institutions  be  given  a  priority  opportunity  to 
participate  in  any  lending  group  which  provides  either  construc- 
tion or  permanent  loans,  on  the  same  financial  basis  as  other 
participants. 
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The  funds  necessary  to  construct  the  transitional  housing 
will  be  provided  through  an  MHFA  construction  loan  under  the 
SHARP  program.   (See  pages  31-32  and  72-73.) 

C.   South  End  -  Construction  and  Sale 

1.  Development  Costs 

As  shown  by  the  attached  schedule  of  South  End  Pro  Forma 
Development  Costs  (Exhibit  A),  total  development  costs  of  the 
South  End  project  (without  any  developer  profit)  are  anticipated 
to  be  approximately  $15,129,000.   This  level  of  cost  is  primar- 
ily a  result  of  the  South  End  design.   Extra  expense  results 
from  the  selection  of  brick  bowfront  styling,  the  detailing  of 
the  buildings,  the  extensive  landscaping  of  the  site,  the  fact 
that  different  types  of  units  are  interspersed  (thereby 
preventing  certain  economies  from  shared  facilities  for  similar 
types  of  units),  and  the  construction  of  the  underground  ga- 
rage.  Nevertheless,  as  a  result  of  careful  planning  and  manage- 
ment, and  the  clever  use  of  construction  techniques,  Pavilion 
anticipates  that  the  average  cost  per  square  foot  of  the  entire 
complex  will  be  $108.   Each  individual  item  of  cost,  and  the 
average  cost  per  square  foot,  is  well  within  industry  norms  and 
consistent  with  the  experience  of  the  developers  and  of 
Morse/Diesel-John  Cruz,  the  construction  managers. 

In  order  to  assure  that  the  project  will  be  delivered  with- 
in budget,  the  Partnership  will  enter  into  a  construction  man- 
agement contract  with  Morse/Diesel-John  Cruz  which  will  guaran- 
tee completion  of  the  project  at  a  cost  which  will  not  exceed 
the  project  budget. 

2 .  Revenues  -  Market  Rate  Units 

As  shown  by  the  attached  schedule  of  South  End  Pro  Forma 
Condominium  Sales  (Exhibit  B) ,  Pavilion  anticipates  that  approx- 
imately $6,125,000  will  be  generated  from  sales  of  the  market 
rate  housing.   The  price  per  square  foot  of  the  units,  $241  and 
$227  for  one  and  two  bedroom  units  respectively,  are  fully  com- 
parable to  prices  for  similar  units  in  the  area.   Pavilion  is 
confident  that  these  prices  are  attainable.   (See  page  39 
above.) 
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3 .  Revenues  -  Affordable  Units 

Pavilion  projects  $2,096,900  in  revenues  from  the  sale  of 
the  moderate  units.   As  discussed  in  pages  36-38  above,  the 
pricing  of  the  affordable  housing  has  been  structured  to  comply 
with  the  requirements  of  the  HOP  program  and  thus  to  permit 
buyers  to  take  advantage  of  that  program's  low  interest  rate 
mortgages. 

Exhibit  C,  a  Pro  Forma  Analysis  of  Moderate  Unit  Sales, 
shows  the  calculation  of  the  purchase  price  for  these  units. 
Although  HOP  regulations  allow  sales  prices  of  up  to  $86,000  for 
a  one  or  two  bedroom  Very  Affordable  unit,  and  up  to  $110,000 
for  a  one  or  two  bedroom  Affordable  unit,  the  sales  prices  pro- 
jected for  Cumston  Square  are  lower  ($59,900  -  $77,595  for  Very 
Affordable  units  and  $95,175  -  $101,100  for  Affordable  units). 
The  HOP  program  places  limits  on  the  size  of  the  total  payment 
for  mortgage  debt,  condominium  fees,  taxes  and  insurance  that 
may  be  made  by  an  owner  of  moderate  income  housing.   Condominium 
fees,  taxes  and  insurance  for  this  project  are  comparable  to 
those  for  similar  units  in  the  area,  but  are  somewhat  higher 
than  the  state-wide  average.   As  a  result,  the  monthly  debt  ser- 
vice —  and,  thus,  the  purchase  price  of  the  units  —  must  be 
reduced  to  the  levels  described  above,  so  that  total  monthly 
payments  are  kept  within  limits  permitted  under  HOP. 

The  total  estimated  sales  revenue  from  the  moderate  rate 
units  ($2,096,900)  is  only  58.1%  of  the  total  projected  con- 
struction cost  of  those  units. 

Fifty  percent  of  the  units  are  projected  to  be  sold  at 
prices  deemed  "Affordable"  under  HOP  guidelines  (with  mortgages 
bearing  a  7.9%  interest  rate),  and  50%  will  be  sold  at  prices 
deemed  "Very  Affordable"  under  those  guidelines  (with  mortgages 
bearing  a  5.5%  interest  rate).   If  the  Authority  requests  that 
all  units  be  sold  at  Very  Affordable  prices,  the  Partnership 
will  do  so.   In  such  event,  project  revenues  would  be  reduced  by 
approximately  $305,800,  and  the  loss  on  the  South  End  project 
would  increase  by  the  same  amount. 

4 .  Revenues  -  Transitional  Housing 

The  transitional  housing  will  be  constructed  using  funds 
borrowed  under  the  SHARP  program.   It  is  anticipated  that  the 
principal  amount  of  the  SHARP  financing  will  be  approximately 
100%  of  the  cost  of  construction  of  such  units.   SHARP  financing 
will  enable  the  Partnership  to  obtain  the  advantage  of  a  net 
rate  of  interest  of  5%  on  its  transitional  housing  construction 
financing  (see  page  32  above.)   Upon  completion  of  the  project, 
the  Partnership  will  sell  the  transitional  housing  to  the 
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Cumston  Square  Association,  which  will  pay  the  purchase  price  by- 
assuming  a  portion  of  the  then-outstanding  SHARP  financing. 

The  Cumston  Square  Association  will  obtain  the  revenue  to 
pay  the  debt  service  on  this  loan  from  (modest)  rent  payments 
made  by  residents  of  the  transitional  housing  and  from  Chapter 
707  subsidies  available  from  the  Executive  Office  of  Communities 
and  Development  (see  pages  32-33  above).   Chapter  707  funds  will 
pay  the  difference  between  the  EOCD-determined  market  rent  for  a 
unit  and  the  rent  actually  paid  by  the  occupant  of  that  unit 
(which  rent  is  limited  to  25%  of  the  occupant's  income).   These 
funds  may  be  used  to  pay  debt  service  costs,  and  operating, 
maintenance  and  other  expenses.   However,  the  debt  service 
expense  on  the  full  amount  of  the  SHARP  loan,  when  added  to  the 
other  costs  eligible  for  the  payment  through  Chapter  707 
subsidies,  would  exceed  the  income  available  to  the  Cumston 
Square  Association  from  rents  and  Chapter  707  subsidies.   As  a 
result,  the  Partnership  will  pay  the  SHARP  loan  down  to 
$3,112,949  before  it  is  assumed  by  the  Association.   The  amount 
of  the  SHARP  loan  assumed  by  the  Association  will  be  the  pur- 
chase price  of  the  transitional  housing.   It  is  63.5%  of  the 
anticipated  cost  of  constructing  that  housing. 

The  debt  service  on  the  purchase  price,  when  added  to  other 
Cumston  Square  housing  costs,  will  be  slightly  less  than  the  sum 
of  the  rents  plus  Chapter  707  subsidies.   This  limited  equity 
return  is  a  result  of  the  SHARP  program's  requirements  that  a 
developer  invest  equity  funds  in  a  SHARP  project  and  that  the 
minimum  permissible  debt  coverage  ratio  is  1.15.   This  return 
will  flow  to  the  Cumston  Square  Association  as  the  owner  of  the 
transitional  units.   As  shown  on  the  attached  Exhibit  D,  Pro 
Forma  Transitional  Housing  —  Real  Estate  Operating  Budget,  this 
return  is  anticipated  to  be  approximately  $30,399  during  the 
first  year  of  operation.   These  funds  will,  in  turn,  be  used  to 
defray  certain  expenses  of  operating  the  child  care  center  which 
are  otherwise  ineligible  for  subsidies  (see  Exhibit  G  and  pages 
75-76  below) . 

Pavilion  Corporation  is  also  investigating  the  possibility 
of  obtaining  grants  under  EOCD's  Chapter  705  "scattered  site" 
family  public  housing  program.   Currently,  it  appears  that  this 
program  would  not  be  as  desirable  as  the  combination  of  MHFA's 
SHARP  program  and  EOCD  Chapter  707  rental  subsidies.   The 
Chapter  705  program  requires  that  the  transitional  housing  be 
owned  by  a  local  housing  authority.   It  would  be  difficult  for 
the  Boston  Housing  Authority  to  undertake  a  project  of  the  spe- 
cialized nature  of  the  transitional  housing  program  described  in 
this  proposal.   Pavilion  has  been  informed  by  an  official  of 
EOCD  that  there  is  some  precedent  for  EOCD  agreeing  to  own 
Chapter  705  units,  even  where  a  local  housing  authority  exists. 
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and  permitting  them  to  be  managed  by  a  non-profit  entity.   If 
the  use  of  Section  705  subsidies  would  substantially  strengthen 
the  financial  condition  of  the  Project  and  if  EOCD  can  be 
persuaded  to  own  the  units.  Pavilion  will  work  with  the 
Authority,  state  officials  and  neighborhood  groups  to  determine 
if  this  is  a  viable  and  acceptable  alternative. ^l 

5.   Net  Loss 

As  shown  on  the  attached  Exhibit  E,  South  End  Pro  Forma 
Summary  of  Development  Net  Deficit,  the  total  projected  revenue 
from  sales  of  market  and  moderate  units  at  the  South  End  site  is 
$8,221,900.   Revenue  from  the  transfer  of  the  transitional  hous- 
ing to  the  Cumston  Square  Association  will  be  $3,112,949,  paid 
by  assumption  of  the  SHARP  mortgage.   The  child  care  center  will 
be  sold  to  the  Association  for  nominal  consideration. 
Consequently,  total  revenues  will  be  $11,334,849.   Because  the 
total  development  costs,  as  shown  on  Exhibit  A,  will  be 
$15,129,088,  the  project  will  result  in  a  net  development  defi- 
cit of  $3,794,239. 


D.   South  End  Operating  Subsidies 

It  is  anticipated  that  Chapter  707  rental  subsidies, 
together  with  rent  payments  made  by  transitional  housing  resi- 
dents, will  be  sufficient  to  pay  mortgage  principal  and  inter- 
est, taxes,  utilities,  maintenance  and  insurance  costs  with 
respect  to  the  transitional  units  as  shown  on  Exhibit  D. 

The  innovative  social  service  program  described  at  pages 
20-28  above  will  require  substantial  additional  revenue. 
Deborah  Linnell,  Spring  Redd  and  Ruth  McCambridge,  social  ser- 
vices program  consultants  to  the  development  team,  have  prepared 
a  budget  for  that  program.   They  estimate  that  its  expenses  — 
at  the  program  level  described  in  this  proposal  —  will  be 
approximately  $171,845  during  the  first  year  of  operation,  as 
shown  on  the  attached  Exhibit  F,  South  End  Pro  Forma 
Transitional  Housing  Social  Services  Budget. 


21/   In  addition.  Community  Development  Action  Grant  funds  from 
EOCD  and  the  Massachusetts  Housing  Partnership  may  be  available 
to  fund  certain  development-related  costs  of  the  project,  such 
as  utilities  and  sidewalk  relocation  and  construction. 
Pavilion  requests  that  the  City  and  the  Authority  work  with  it 
to  apply  for  and  obtain  the  maximum  available  grant,  up  to 
$500,000. 
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As  described  above,  it  is  anticipated  that  the 
Massachusetts  Department  of  Social  Services  and/or  Department  of 
Public  Welfare  will  fund  approximately  75%  of  the  cost  of  the 
social  services  programs.   The  budget  therefore  reflects  an  an- 
ticipated DSS/DPW  subsidy  of  approximately  $128,884  for  the 
first  year.   The  balance  of  the  necessary  funds  is  projected  to 
be  provided  by  the  Boston  Foundation  ($34,369)  and  fund  raising 
from  other  private  sources  ($8,592).   Because  the  concept  of 
transitional  housing  is  very  new,  it  is  difficult  to  estimate 
costs  with  precision.   However,  the  costs  identified  on  Exhibit 
F  are  consistent  with  the  experience  of  other  transitional  hous- 
ing and  similar  social  services  programs.   The  division  of  rev- 
enues, which  anticipates  75%  state  subsidy  and  25%  private  sup- 
port, is  also  consistent  with  the  experience  of  other 
transitional  housing  and  similar  programs. 

The  attached  Exhibit  G,  Pro  Forma  Child  Care  Operating 
Budget,  has  been  prepared  by  Anita  Olds  of  Anita  Olds  and 
Associates,  Inc.,  the  child  care  center  consultant  for  the 
development  team.   As  shown  on  Exhibit  G,  the  estimated  initial 
annual  cost  of  operating  the  child  care  center  with  the  programs 
described  in  this  proposal  is  approximately  $475,479.   The 
expenses  fall  well  within  the  reasonable  and  customary  range  of 
expenses  required  by  DSS/DPW  programs. 

Ms.  Olds  has  advised  Pavilion  that  it  is  reasonable  to  an- 
ticipate that  a  combination  of  DSS  contracts,  day  care  vouchers, 
USDA  reimbursements  and  payments  from  parents  of  children  using 
the  center  will  generate  $413,000  of  revenue  for  the  center,  as 
described  above  on  page  36.   The  resulting  deficit  is  approxi- 
mately $62,479.   The  deficit  is  caused  primarily  by  two 
factors.   First,  the  real  estate  related  operating  expenses  of 
the  Center,  approximately  $22,400  per  year,  are  ineligible  for 
reimbursement  under  the  contract,  vouchers  and  reimbursement 
programs  described  above.   Second,  approximately  $39,000  of  pro- 
gram expenses  results  from  the  after-school  program  for  ten  stu- 
dents described  on  pages  29-30  above.   The  budget  reflects  the 
assumption  that  only  five  of  these  students  will  be  residents  of 
the  transitional  housing,  and  that  the  remaining  five  will  be 
able  to  pay  the  full  cost  associated  with  their  enrollment  in 
the  after  school  program.   No  subsidy  is  available  for  the  five 
transitional  housing  residents  and  the  cost  of  their  enrollment 
is  projected  as  $19,500.22 


22/  As  noted  above,  it  may  be  possible  to  reduce  or  eliminate 
the  after-school  program  if  suitable  after-school  programs  are 
conducted  at  the  Blackstone  School.   In  that  event,  enrollments 

(Footnote  Continued  on  Next  Page) 
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As  shown  on  Exhibit  G,  the  limited  equity  return  on  the 
transitional  units  is  anticipated  to  equal  approximately  $30,399 
during  the  first  year  of  operation.   It  is  proposed,  and  the 
child  care  operating  budget  reflects,  that  this  money  be  used  to 
defray  the  real  estate  related  expenses  (and  other  expenses)  of 
operating  the  child  care  center.   The  remaining  deficit  is  pro- 
posed to  be  funded  by  private  fund  raising  and  sponsors.   As 
with  the  transitional  housing  program,  to  the  extent  that  other 
revenues  are  insufficient  to  meet  the  costs  of  operation,  the 
Boston  Foundation  will  be  the  funding  source  of  last  resort. 

As  described  in  pages  34-36  above,  the  Boston  Foundation 
will  receive  up  to  $1,200,000  of  partnership  profits  for  use  in 
connection  with  the  social  service  and  child  care  programs  for 
the  South  End  project.   Exhibit  H,  the  Pro  Forma  Source  and  Use 
of  Endowment  Funds  schedule  for  the  Boston  Foundation,  reflects 
this  contribution.   As  discussed  above,  these  funds  will  be  used 
to  defray  expenses  associated  with  the  transitional  housing  and 
child  care  center  programs  as  shown  on  Exhibits  F  and  G,  respec- 
tively.  They  will  also  be  used  to  fund  the  transitional  housing 
special  two  year  evaluation  process  described  at  pages  27-28 
above.   Small  portions  of  the  endowment  income  will  be  paid  to 
the  Boston  Foundation  as  its  management  fee,  and  to  the  bank 
which  will  invest  the  endowment  fund. 

In  structuring  the  financial  program  for  the  South  End, 
Pavilion  has  attempted  to  identify  those  subsidies  which  will  be 
ready,  continuing  and,  to  the  extent  feasible,  essentially  non- 
discretionary  sources  of  funds.   Pavilion  will  continue  actively 
to  attempt  to  identify  other  appropriate  subsidies  and  will 
entertain  any  reasonable  recommendation  to  adjust  the  structure 
of  the  project  to  further  decrease  costs  or  increase  the  avail- 
ability of  subsidies. 

E.   Total  Partnership  South  End  Contribution 

The  Partnership's  total  "contribution"  to  the  South  End 
project  will  be  $4,994,239.   Of  that  sum,  $1,200,000  is  the  an- 
ticipated payment  to  the  Boston  Foundation.   The  remaining 


22/   (Footnote  Continued  From  Previous  Page) 

in  younger  age  group  programs  will  increase  as  will 
participation  by  children  whose  families  are  able  to  pay  full 
tuition.   The  sum  of  DSS/DPW  subsidies  and  tuition  payments 
associated  with  these  additional  children  would  result  in  a 
substantial  reduction  in  the  revenue  shortfall  projected 
above.   This  additional  revenue  is  uncertain  in  nature  and  is 
not  reflected  in  the  calculations  set  forth  in  Exhibit  G. 


-76- 


$3,794,239  is  the  Partnership's  anticipated  loss  on  the 
construction  and  sale  of  the  transitional  and  moderate  income 
housing  units  and  the  child  care  center. 

F.   South  End  -  Condominium  Budget 

The  Cumston  Square  Condominium  Pro  Forma  Operating  Budget 
(Exhibit  I)  has  been  calculated  in  consultation  with  Messina 
Enterprises'  experienced  property  managers,  and  is  based  on  ac- 
tual expenses  incurred  by  similar  complexes.   The  average 
monthly  condominium  fee  is  consistent  with  fees  for  comparable 
projects  in  the  Cumston  Square  area.   The  fees  for  the  moderate 
rate  and  market  rate  units  have  been  calculated  to  reflect  the 
somewhat  larger  size  of  the  market  units,  and  to  conform  to  HOP 
requirements  for  the  moderate  units. 

G.   Park  Square  -  Construction.  Sale  and  Rental 

The  financial  success  of  the  linkage  project  requires  the 
construction  of  The  Pavilion  at  Park  Square  within  budget,  and 
the  successful  sale  of  its  residential  units  and  leasing  of  its 
retail  and  commercial  space.   As  shown  on  the  attached  Park 
Square  Pro  Forma  Development  Costs  schedule  (Exhibit  J),  total 
development  costs  of  the  Park  Square  project  are  estimated  to  be 
approximately  $72,206,100.   This  estimate  is  the  result  of  care- 
ful consultation  with  the  construction  managers  and  the 
Partnership's  other  professional  advisors.   Each  item  of  cost, 
and  the  total  average  cost  per  square  foot  of  $240.15,  is  well 
within  industry  standards  for  construction  of  a  luxury  develop- 
ment in  Boston.   The  principal  element  of  cost,  the  cost  of  ac- 
tual building  construction,  will  be  guaranteed  by  the  construc- 
tion managers. 

Projected  income  from  condominium  sales  is  $68,551,200. 
(See  the  Park  Square  Pro  Forma  Condominium  Sales  schedule. 
Exhibit  K.)   Average  unit  prices  and  the  average  price  per 
square  foot  of  $400  shown  on  that  schedule  are  consistent  with 
the  sales  prices  achieved  at  comparable  buildings  in  the  area. 

The  income  and  expenses  associated  with  the  office  and 
retail  space  are  shown  on  the  Pro  Forma  Operating  Statement  from 
Rental  Operations  (Exhibit  L) .   Average  net  rental  income  is 
$33.03  per  square  foot  and  average  operating  expense  is  $9.00 
per  square  foot.   Both  are  consistent  with  the  rentals  received 
from  and  expenses  incurred  by  first-class  office  and  retail 
space  in  the  City.   Exhibits  K  and  L  have  been  prepared  in  con- 
sultation with  Pavilion's  marketing  consultant,  and  are  believed 
to  be  reasonable  and  fully  attainable. 
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H.   Park  Square  -  Condominium  Budget 

The  Pavilion  at  Park  Square  Condominium  Pro  Forma  Operating 
Budget  (Exhibit  M)  has  also  been  developed  after  consultation 
with  Messina  Enterprises  and  the  development  team's  advisors. 
Projected  expenses  and  the  unit  assessments  are  comparable  to 
those  incurred  and  charged  at  similar  luxury  developments  in 
Boston. 


I.   Effective  Cost  of  the  Park  Square  Site 

The  attached  Pro  Forma  Effective  Cost  of  Park  Square  Site 
schedule  (Exhibit  N)  summarizes  the  true  cost  of  the  acquisition 
of  the  Park  Square  site  after  giving  effect  to  this  proposal. 
The  elements  of  that  cost  are  projected  to  be  $3,300,000,  the 
cost  of  acquiring  the  privately  owned  land  and  of  the  eminent 
domain  proceedings  associated  therewith;  the  $1,200,000  endow- 
ment to  the  Boston  Foundation;  and  the  South  End  net  deficit  of 
$3,794,239.   The  effective  cost  is  therefore  $8,294,239. 


J.   Developer's  Profit 

The  attached  Park  Square/South  End  Pro  Forma  Summary  of 
Total  Development  Net  Worth  and  Return  to  Investors  (Exhibit  0) 
summarizes  the  impact  of  the  linkage  program  and  demonstrates 
the  financial  strength  of  this  proposal. 

Pavilion  projects  revenues  of  $68,551,200  from  sales  of  the 
Park  Square  residential  units.   It  estimates  that  the  capital- 
ized value  of  the  rental  space  which  it  will  retain  is 
$25,750,000.   That  results  in  a  Park  Square  development  value  of 
$94,301,200.   After  deducting  from  that  sum  the  Park  Square 
development  costs  of  $72,206,099,  the  total  Park  Square  develop- 
ment net  worth  is  $22,095,101. 

That  amount  will  offset  the  South  End  net  deficit  of 
$3,794,239,  leaving  a  total  development  net  worth  of 
$18,300,862.   The  $1,200,000  contribution  to  the  Boston 
Foundation,  a  limited  partner,  will  be  paid  out  of  this  sum. 
That  leaves  $17,100,862  available  to  absorb  unforeseen  expenses 
and  for  distribution  to  the  remaining  partners.   Pavilion 
believes  that  amount  to  be  a  reasonable  return  in  light  of  the 
risks  undertaken  by  it,  and  the  complexity  and  the  size  of  the 
linkage  project. 
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EXHIBIT  A 

SOUTH  END 

PRO  FORMA  DEVELOPMENT  COSTS 


Market 

Moderate 

Transitional 

Day  Care 

Units 

Units 

Units 

Center 

Total 

HARD  COSTS: 

Construction  costs 

$3,259,687 

2.023,428 

3.086,490 

300,000 

$  8,669.605 

Parking  garage/ 

foundation 

637,620 

500,990 

379,538 

- 

1.518,148 

Furniture  and 

fixtures 

- 

- 

90,000 

150,000 

240.000 

Contingency 

301,939 

195,576 

268,520 

20,000 

786.035 

Total  hard 

costs 

4,199,246 

2,719,994 

3,824,548 

470,000 

11.213.788 

SOFT  COSTS: 

Architectural  and 

engineering 

207,000 

144,000 

224,000 

25,000 

600.000 

Legal  fees 

69,000 

48,000 

75,000 

8,000 

200.000 

Consulting  fees 

20,000 

22,000 

50,000 

8,000 

100.000 

Real  estate  taxes 

17,000 

12,000 

19,000 

2,000 

50,000 

Insurance 

28,000 

19,000 

30,000 

3,000 

80,000 

Permits  and  fees 

17,000 

12,000 

19,000 

2,000 

50,000 

Marketing  costs 

380,000 

20,000 

1 7 , 500 

- 

417.500 

Financing  fees 

120,000 

70,000 

50,000 

10,000 

250.000 

Interest  during 

construction 

292,000 

194,000 

130,000 

27,000 

643.000 

Interest  during 

marketing  period 

247,500 

73,500 

45,800 

- 

366.800 

Overhead  and 

administration 

76.000 

53,000 

82,000 

9,000 

220.000 

Closing  costs 

60,000 

20,000 

20,000 

- 

100.000 

Project  management 

fees 

190,000 

132,000 

205,000 

23,000 

550.000 

Contingency 

99,000 

69,000 

108,000 

12,000 

288,000 

Total  soft 

costs 

1,822,500 

888,500 

,  1,075,300 

129,000 

3,915,300 

Total  develop- 

ment costs 

$6,021,746 

3.608,494 

,4,899,848 

599.000 

$15,129,088 

Gross  square 

footage 

35,700 

25.460 

39.040 

3,960 

104.160 

Costs  per 

square  foot 

$      118 

107 

98 

119 

$      ^08 
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Unit  Type 


Unit  Net 

Square 

Footage 


EXHIBIT  B 

SOUTH  END 

PRO  FORMA  CONDOMINIUM  SALES 


Sales  Price  No. 

P.S.F.      Unit  Price    Units 


Total 
Sales 


Market  Units: 

One  Bedroom    725 
Two  Bedroom    925 


$241        $175,000      5 
227         210.000     25 
Total  Market  Units  Sales 


Moderate 

Units  (Affordable  - 
Exhibit  C): 

One 

Bedroom    700 

136 

Two 

Bedroom    900 

112 

95,175      2 
101,100     10 


Moderate  Units  (Very  Affordable 
Exhibit  C): 


One  Bedroom 
Two  Bedroom 


Transitional  Units 
(Exhibit  D): 


700 
900 


86  59,900 

$86         $77,575 
Total  Moderate  Units  Sales 

Transitional  Units  Sales 
Total  Sales 


2 

10 


$  875,000 
5.250.000 
6.125.000 


190.350 
1,011,000 


119,800 

775,750 
2,096.900 

3.112.949 
$11.334.849 
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EXHIBIT  C 

SOUTH  END 

PRO  FORMA  ANALYSIS  OF  MODERATE  UNIT  SALES 


VERY  AFFORDABLE 

AFFORDABLE 

One  Bedroom 

Two  Bedroom  One  Bedroom 

Two  Bedroom 

Number  of  persons 

2 

4 

2 

4 

Maximum  Income 

$  23.900 

29.900 

40.000 

$  43.000^ 

Allowance  for  annual 

costs 

$  6.692 

8,372 

11.200 

$  12,040 

under  HOP  regulations  (28%) 

Annual  costs: 

Condominium  fees 
(Exhibit  I) 

Taxes  and  insurance 

Mortgage  payments 

Total 

Mortgage  amount 

Down  payment  (5°/.) 

Purchase  price 


$  1,512 


1,764 


1,061 

1,273 

_ 

4,119' 

5,334 

L 

6.592 

8.371 

$ 

56,905 

73,696 

2,995 

3.879 

L 

59,900 

^7_^575 

1,512 

$   1,764 

1,485 

1,556 

8,202' 

8,712 

11.199 

$  12.032 

90,416 

$  96,045 

4,759 

5,055 

95,175 

$101,100" 

Notes: 


-^  The  sales  prices  reflected  on  this  schedule  assume  that  the  applicants  for 
HOP  mortgages  will  have  income  exactly  equal  to  the  maximum  income  permissible 
under  the  regulations.  However,  as  a  practical  matter,  applicants'  incomes  will 
be  somewhat  less  and  the  sales  prices  will  therefore  be  somewhat  lower  than  shown 
to  enable  the  units  to  qualify.  This,  in  turn,  will  increase  the  loss  on  these 
units. 

-"'   The  mortgage  rate  for  the  Very  Affordable  units  is  5.5%,  based  upon  a  HOP 
bond  issue  with  a  26  year  term. 

-^  The  mortgage  rate  for  the  Affordable  units  is  7.9%,  based  on  a  HOP  bond  issue 
with  a  26  year  term. 

-^  The  maximum  sales  price  permissible  under  HOP  Regulations  is  $85,000  for  a 
one  or  two  bedroom  Very  Affordable  unit,  and  $110,000  for  a  one  or  two  bedroom 
Affordable  unit. 
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EXHIBIT  D 

SOUTH  END 

PRO-FORMA  TRANSITIONAL  HOUSING— REAL  ESTATE  OPERATING  BUDGET 


Rent: 


Annual 


$412,728 


Per  Unit 


$11,465 


(41,273)      (1,147) 


Rental  Income  and  Chapter  707 

rental  assistance 
Less  Vacancy  (10%) 

Net  Rent 

Operating  Expenses: ' 

Real  estate  taxes 

Insurance 

Utilities 

Repairs 

Cleaning  and  janitorial 

Security 

Elevator  maintenance 

Snow  removal 

Landscaping 

Extermination 

Fire  protection 

Reserve 

Management 

Total  Operating  Expenses 

Net  Operating  Income 
Debt  Service: 
SHARP  mortgage  of  $3,112,949' 

Limited  Equity  Return 
! Notes: 

*Assumes  DSS  or  DPW  subsidy  -  see  Exhibit  F 

I,/ 

If  the  transitional  housing  remains  part  of  the  Cumston  Square  Condominium,  some 

of  these  expenses  would  form  part  of  the  budget  for  operating  that  condominium,  and  the 

transitional  housing's  share  of  such  expenses  would  be  defrayed  through  payment  of 

condominium  fees  calculated  according  to  the  condominium  documents.  However,  whatever 

the  legal  structure  of  the  transitional  housing,  it  is  anticipated  that  the  total 

operating  expenses  attributable  to  these  units  will  be  approximately  the  amount  shown 

here. 


371,455 

10,318 

35,100 

975 

14,400 

400 

54,000 

1,500 

5.400 

150 

5.333 

148 

8,000 

222 

6.000 

167 

1.650 

46 

4,800 

133 

1,000 

28 

720 

20 

2.000 

56 

* 

* 

138,403 

3,845 

233.052 

6,473 

202,653' 

5,629 

$  30.399^ 

$   844 
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-^  The  amount  of  this  mortgage  will  equal  the  purchase  price  for  the 
transitional  housing,  and  assumes  that  the  SHARP  mortgage  will  be  paid 
down  to  this  amount  by  the  Pavilion  Limited  Partnership. 

-"^  This  figure  is  based  upon  a  debt  coverage  ratio  of  1.15,  an 
effective  rate  with  SHARP  subsidy  of  5X,  a  30  year  term,  and  a  6.51% 
constant. 

-^  Because  the  SHARP  program  does  not  permit  a  debt  coverage  ratio  of 
less  than  1.15,  such  program  requires  that  the  Partnership  invest  and 
retain  equity  in  the  project.  This  figure  represents  the  limited  return 
on  this  equity  investment  which  is  the  result  of  the  debt  coverage  ratio 
limitation,  and  the  calculations  of  the  SHARP  mortgage  amount. 
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EXHIBIT  E 

SOUTH  END 

PRO  FORMA  SUMMARY  OF  DEVELOPMENT  NET  DEFICIT 


condo- 

Mai 
Ur 

$6 

"ket 
lits 

125 

000 

Moder 
Uni 

2,096 

ate 

ts 

,900 

Transi 
Uni 

tional 
ts 

Day 
Cer 

Care 
iter 

Tota 

Projected 

. 

$8 

,221 

900 

minium  sales 
(Exhibit  B) 

Projected 
non-profi 
ization 
(Exhibit 

sale  to 
t  organ- 

B) 

'S 

3,112, 
3,112, 

949' 
949 

3 
11 

,112 
.334 

949 

Total  Sal€ 

6 

125 

000 

2,096 

.900 

_ 

849 

Less:  Development 
Costs  (Ex- 
hibit A)    (6,021,746)  (3,608,494)  (4.899.848)     (599.000)   (15,129,088) 

Net  Income  (Loss)   $  103.254  (1.511.594)  (1.786.899)    (599.000)   ($3.794.239) 

Notes: 

-^  This  is  the  amount  of  the  SHARP  mortgage  to  be  assumed  by  Cumston  Square 
Associates,  and  the  purchase  price  of  the  transitional  housing  units. 
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EXHIBIT  F 

SOUTH  END 

PRO  FORMA  TRANSITIONAL  HOUSING  SOCIAL  SERVICES  BUDGET 


Year  1 

Year  2 

Year  3 

Year  4 

Year  5 

Revenues: 

Dept.  of  Social 

Services  and/or  Dept. 

of  Pub1 ic  Welfare 

$128,884 

133,116 

139,772 

146.760 

$154,097 

Boston  Foundation 

34,369 

35,497 

37.272 

39.135 

41,093 

Private  fundraising 

8,592 

8,875 

9.318 

9.784 

10,273 

Total  Revenues 


Expenses: 

I  Director's  compensation 
j  Bookkeeper 

Admin.  Assistant 

Adult  direct  service 
providers 

Children  direct  service 
providers 

Fringe  benefits  and  taxes 

Staff  development 

Program  audit 

Office  expense 

Consultants 

Insurance 

Advertising 

Children's  activity  fund 

Travel 

Work  study  students 

Uti 1 ities  (office  only) 


171,845    177,488 


28,000 
15,600 
17,472 

42.000 


Total  Expenses 


NET  INCOME  (LOSS) 


186,362 


195.679    205,463 


29,400 
16.380 
18.346 

44,100 


30,870 
17,200 
19,263 

46,305 


32.414 
18,059 
20,226 

48,620 


34,034 
18,962 
21,237 

51.051 


21.000 

22,050 

23,152 

24.310 

25,525 

22,333 

23,450 

24.622 

25.853 

27,146 

1.500 

1,575 

1,654 

1.736 

1,823 

2,300 

2,415 

2,536 

2,662 

2,796 

8,500 

7,100 

7,455 

7,828 

8,219 

2,000 

2.100 

2.205 

2,315 

2,431 

4,500 

4.725 

4.961 

5,209 

5,470 

2,500 

1,500 

1.575 

1.654 

1,736 

1,040 

1.092 

1,147 

1.204 

1,254 

1,200 

1  .260 

1.323 

1,389 

1,459 

1,000 

1,050 

1.102 

1,158 

1,216 

900 

945 

992 

1  ,042 

1.094 

$171 ,845 

177,488 

186.362 

195,679 

$205,463 

- 

- 

- 
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EXHIBIT  G 

SOUTH  END 

PRO  FORMA  CHILD  CARE  OPERATING  BUDGET 


Year  1 


Year  2 


Year  3 


Year  4    Year  5 


Revenues: 

OSS  Contracts/vouchers/ 

user  fees 
Limited  equity  return 

on  real  estate' 
Boston  Foundation 
Fundraising  and  private 

sponsors 

Total  Revenues 

Operating  Expenses: 

Salaries^ 

Food 

Diapers 

Educational  Supplies 

Liability  insurance 

Misc.  supplies 

Consultants 

Staff  development 

Printing  and  postage 

Utilities 

Repairs  and  janitorial 

Property  insurance 

Telephone 


Total  Expenses 


Net  Income  (Loss) 


$413,000   $433,650  $455,333  $478,100  $502,005 


30,399 

31,919 

33,515 

35.190 

36,950 

22.570 

23.698 

24,880 

26.125 

27,431 

9,510 

9,985 

10.485 

11,009 

11.560 

475,479 

499,252 

524.213 

550,424 

577.946 

378,269 

397,182 

417,041 

437,893 

459.788 

40,300 

42,315 

44,430 

46,652 

48.985 

16,640 

17.472 

18,345 

19.263 

20.226 

8,150 

8.558 

8.985 

9.435 

9,906 

4,340 

4,557 

4.785 

5.024 

5,275 

2,050 

2.152 

2,260 

2,373 

2.492 

2.000 

2.100 

2,205 

2.315 

2,431 

500 

525 

551 

579 

608 

830 

871 

915 

960 

1.008 

7,920 

8,316 

8.732 

9.168 

9,627 

12,380 

12,999 

13,549 

14.331 

15,048 

1,500 

1,575 

1,653 

1.736 

1,823 

600 

630 

662 

695 

729 

$475,479 

499,252 

524.213 

550,424 

$577,946 

_ 

_ 

_ 

_ 

_ 

Notes: 

-^  This  reflects  the  limited  equity  return  permissible  under  the  SHARP 
program  -  see  Exhibit  D.  It  is  anticipated  that  real  estate  related 
operating  expenses  will  equal  approximately  $22,400  in  the  first  year.  As 
these  expenses  will  not  be  reimbursed  by  DSS  contracts  or  vouchers,  it  Is 
anticipated  that  the  limited  equity  return  funds  will  be  used  to  defray 
these  and  other  expenses. 

-''  This  salary  figure  includes  salaries  for  the  staffing  schedule  shown  in 
Appendix  E,  plus  a  secretary/bookkeeper,  cook,  part-time  nurse,  and  an 
allotment  for  substitute  teachers.  All  teacher  and  assistant  teacher  (entry 
level)  salaries  are  in  line  with  the  highest  levels  recommended  as  of  June. 
1987  In  the  Governor's  Day  Care  Partnership  Report. 
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EXHIBIT  H 

BOSTON  FOUNDATION 

PRO  FORMA  SOURCE  AND  USE  OF  ENDOWMENT  FUNDS 

Year  1     Year  2      Year  3      Year  4    Year  5 

Balance  at 
beginning  of  year   $  -0-     1.118,151    1.124.491     1,128.107   $1,139,372 

i 

Source  of  Funds: 


Partnership 

distribution 

1.200,000' 

- 

- 

- 

- 

Earnings  on 

investments 

83,445 

83.917 

84,187 

85.028 

85,568 

Total  Funds 

1,283,445 

1.202,078 

1,208.678 

1,213,135 

1,225,040 

Aval lable 

Uses  of  Funds: 

Start-up  cost  for 
transi  tional 
housing  programs    100,000 

Transitional 
housing  social 
services 
(Exhibit  F) 

Program  evaluation 


Chi  Id  care  center 
(Exhibit  G) 


34.369 

35.497 

37.272 

39,135 

41.093 

- 

10,000 

10,000 

- 

- 

22.570 

23,598 

24,880 

26,125 

27,431 

8,345 

8,392 

8,419 

8,503 

8,557 

Management  fee 

Total  Funds 
Used  155,284     77,587      80,571       73,763      77,091 


Balance  at  End  of   $1 .118.151   1 .124.491    1 .128.107     1 .139.372   $1 .147.949 
Year 

Notes: 

,1/  Distribution  of  partnership  profits  as  shown  on  Exhibits  N  and  0. 
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EXHIBIT  I 

SOUTH  END  --  CUMSTON  SQUARE  CONDOMINIUM 

PRO  FORMA  OPERATING  BUDGET 


OPERATING  EXPENSES: 


Total 


Insurance  $  27,000 

Utilities  20,600 

Repairs  8,100 

Cleaning  and  janitorial  8,000 

Security  12,000 

Snow  removal  2,500 

Garage  maintenance  6,300 

Landscaping  7,200 

Legal  and  accounting  fees  2,000 

Extermination  1 ,200 

Office  500 

Management  fees  16,200 

Replacement  reserve  5,400 

Fire  protection  1 ,080 

TOTAL  S118.080 

AVERAGE  MONTHLY  CONDOMINIUM  FEES: 

Moderate  Units    One  Bedroom  $    126 

Two  Bedrooms  $    147 


Market  Units      One  Bedroom   $    160 

Two  Bedrooms  $    225 
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EXHIBIT  J 

PARK  SQUARE 

PRO  FORMA  DEVELOPMENT  COSTS 


Total  P.S.F, 


Projected  purchase  price  of  privately-owned  land  $3,000,000  $9.98 

Projected  eminent  domain  legal  defense  300,000  1 .00 

3,300,000  10.98 
HARD  COSTS: 

Construction  costs  39,705,700  132.06 

Furniture  and  fixtures  750,000  2.49 

Contingency  3.053,500  10.16 

TOTAL  HARD  COSTS  43.509,200  144.71 

SOFT  COSTS: 


Architectural  and  Engineering  1.660,000 

Legal  870,184 

Consulting  200,000 

Real  estate  taxes  435,092 

Insurance  435,092 

Permits  and  fees  435,092 

Marketing  costs  2,640,000 

Financing  fees  1 ,500,000 

Interest  during  construction  7,955,795 

Interest  during  marketing  period  3,520,000 

Overhead  and  administration  652,638 

Closing  costs  217,546 

Project  management  fees  2,175,460 

Contingency  2,500,000 

Miscellaneous  200,000 

TOTAL  SOFT  COSTS  25,396,899 

TOTAL  DEVELOPMENT  COSTS  $72.206.099            
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EXHIBIT  K 

PARK  SQUARE 

PRO  FORMA  CONDOMINIUM  SALES 


Average 

Average 

Net  Square 

Average 

Sales  Price    Unit 

No 

Total 

Unit  Type 

t 

Footage 

Unit  S.F. 

P. S.F. 

Price 

Uni 

ts   Sales 

Studios 

5% 

3,364 

841 

$400 

$336,400 

4 

$  1,345,600 

1 -Bedroom 

227. 

27,789 

1463 

400 

585,200 

19 

11,115.600 

2-Bedroom 

58% 

104,328 

2087 

400 

834,800 

50 

41.731,200 

3-Bedroom 

15% 

35,897 

2761 

400 

1,104,400 

il 

14,358,800 

Total 

100% 

171.378 

1993 

$400 

$  797.107 

M 

$68,551,200 
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EXHIBIT  L 

PARK  SQUARE 

PRO-FORMA  OPERATING  STATEMENT  FROM  RENTAL  OPERATIONS 

_Total      P.S.F. 
RENTAL  INCOME: 


Commercial  office  space  (76,145  s/f) 
Retail  space  (20,298  s/f) 
Parking  spaces 

Total  Rental  Income 

VACANCY  RESERVE:  5t  of  Rental  Income 

Net  Rental  Income 

OPERATING  EXPENSES:' 


$2,284,350 

$30.00 

649,535 

32.00 

419,328 

4.35 

3,353,214 

34.77 

(167.660) 

(1.74) 

3,185,554 

33.03 

Utilities 

96,443 

1.00 

Real  estate  taxes 

385,772 

4.00 

Insurance 

24.110 

.25 

Marketing  and  leasing 

9,644 

.10 

Cleaning  and  janitorial  services 

86,798 

.90 

Repairs  and  maintenance 

57,865 

.60 

Snow  removal 

9,644 

.10 

Garage  maintenance 

38.577 

.40 

Landscaping 

24,110 

.25 

Legal  and  accounting  fees 

4,822 

.05 

Management  fees 

81,977 

.85 

Adverti  sing 

8,680 

.09 

Security 

33,755 

.35 

Mi  seel laneous 

5,787 

.06 

Total  Operating  Expenses 

867,984 

9.00 

Net  Operating  Income 

2 

.317.570 

24.03 

DEBT  SERVICE: 

2_ 

,014,830' 

20.89 

Net  Cash  Flow 

L= 

302.740 

$  3.14 

Capital ization  rate 

9% 

Capitalized  Value 

$25 

,750,000 

$267.00 

Notes: 

-^  Many  of  these  operating  expenses  will  be  shared  with  the  residential  condominium 
units,  and  will  therefore  form  part  of  the  condominium  budget  of  which  the  rental 
property  will  pay  its  proportionate  share.  Other  expenses  will  be  incurred  only 
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by  the  rental  space.  In  order  to  better  reflect  those  expenses  attributable  to  the 
rental  units  for  purposes  of  this  schedule  and  computing  a  capitalized  value  of  the 
rental  space,  this  schedule  lists  each  expense  without  regard  to  whether  or  not  it 
would  actually  be  incurred  directly  by  the  rental  units  or  by  the  condominium  as  a 
whole.  However,  the  total  operating  expenses  associated  with  the  office  and  retail 
space  are  estimated  to  equal  those  reflected  here,  regardless  of  the  assessment  and 
col  lection  mechanism. 

-^  This  assumes  a  debt  service  coverage  of  1.15,  a  mortgage  of  $18,350,000  at  10. 5%, 
for  a  term  of  thirty  years,  at  a  10.98  constant. 
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EXHIBIT  M 

THE  PAVILION  AT  PARK  SQUARE  CONDOMINIUM 

PRO  FORMA  OPERATING  BUDGET 

Total 

OPERATING  EXPENSES: 

Insurance  $  86,000 

Repairs  and  maintenance  84,000 

Security  75,000 

Concierge  62,400 

Garage  maintenance  60,000 

Utilities  50,000 

Management  fees  43,000 

Replacement  reserve  43,000 

Cleaning  and  janitorial  40,000 

Elevator  maintenance  36,000 

Window  washing  34,400 

Decorating  15,000 

Landscaping  10,800 

Snow  removal  8,000 

Legal  and  accounting  fees  7,500 

HVAC  maintenance  6,000 

Extermination  5,000 

Miscellaenous  2,000 

Telephone  1,200 

Advertising  1 ,000 

TOTAL  OPERATING  BUDGET  $670.300 
AVERAGE  MONTHLY  CONDOMINIUM  FEES: 


Studio  (841  s/f)  $  274 

One  Bedroom  (1463  s/f)  $  477 

Two  Bedrooms  (2087  s/f)  $  680 

Three  Bedrooms  (2761  s/f)  $  900 
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EXHIBIT  N 

PARK  SQUARE 

PRO  FORMA  EFFECTIVE  COST  OF  PARK  SQUARE  SITE 

Projected  purchase  price  of  privately  owned  land  (Exhibit  J)  $3,000,000 

Projected  eminent  domain  legal  defense  (Exhibit  J)  300,000 

Endowment  fund  to  Boston  Foundation  (Exhibit  H)  1,200,000 

South  End  development  net  deficit  (Exhibit  E)  3.794,239 

Total  S8.294.239 
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EXHIBIT  0 

PARK  SQUARE/SOUTH  END 

PRO  FORMA  SUMMARY  OF  TOTAL  DEVELOPMENT  NET  kiORTH 
AND  RETURN  TO  INVESTORS 


Projected  Park  Square  Condominium 
Sales  (Exhibit  K)  $68,551,200 

Projected  Capitalized  Value  of 
Park  Square  Rental  Property  (Exhibit  L)    25.750,000 

TOTAL  PARK  SQUARE 
DEVELOPMENT  VALUE  94,301.200 


Less: 

Total  Park  Square  Development 
Costs  (Exhibit  J)  72,206,099 

TOTAL  PARK  SQUARE  DEVELOPMENT 

NET  WORTH  $22.095.101 


Less: 

Total  South  End  Net  Deficit  (Exhibit  E)  3,794,239 
TOTAL  GROSS  DEVELOPMENT  NET  WORTH      18.300.862 

Less: 

Distribution  to  Boston  Foundation       1 .200,000 
(Exhibit  H) 

TOTAL  RETURN  TO  INVESTORS  $17.100.862 
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APPENDIX  B 
LETTERS  OF  INTEREST  AND  SUPPORT 


Stephen  coyle 

Director 

Boston  Redevelopment  Authority 

1  City  Hall  Square 

Boston,  MA   02201 

November  A,    1987 


Dear  Mr.  Coyle, 

I  would  like  to  express  my  support  of  Pavilion  Limited  Partnership's 
design  proposal  £or  the  ninety  unit  development  on  parcels  RC9 ,  RD60  and 
30.   The  proposal  sufficiently  addresses  several  concerns  expressed  by 
residents  of  the  Worcester  Square  Area: 

Home  ownership:  Pavilion  Limited  has  Indicated  that  a  limit  of  30% 
of  all  units  may  be  owned  by  Investors.   Increasing  the  number  of 
owner-occupied  units  Is  a  longstanding  goal  of  the  W. S.A.N. A. 

Parking:  Parking  requirements  for  this  project  have  been  met  and 
surpassed . 

Open  space:  The  Interior  portion  of  the  block  has  been  designed  as 
a  park  with  appropriate  public  access.  This,  along  with  the  urban 
gardens  and  the  tot  lot  provides  a  variety  of  public  open  space. 

Building  and  site  design:  The  height  and  massing  of  the  buildings 
relate  to  the  smaller  scale  buildings  of  Haven  Street  while  at  the 
same  time  providing  a  larger  scale  fronting  on  Washington  Street. 

As  a  board  member  of  W. S.A.N. A.  and  co-chairman  of  the  Development 
Committee,  I  support  the  B.R.A.'s  designation  of  Pavilion  Limited 
Partnership  as  developer  of  RC9 . 

Sincerely, 


Alex  Adklns 

660  Massachusetts  Avenue 

Boston,  MA   02118 


btephen   11.    Greene 

ramela   r.    nowland 

652    .^lassachusetts   Avenue 

Doston,    Massackusetts    02113 

November  4,  19  8  7 
Letter  of  Support;  Pavilion  Proposal  for  Tree  of  Life  Proi..^ 

Asson?.^?on''^^''n  ^"/^^  Worcester  Square  Area  Neighborhood 
Association,  a  Board  Member  and  co-chair  of  the  DevelonmSn+- 
Committee.   Thought  I  speak  only  for  myself   I  feeltSat  ? 

puSl-r^Striach^and  ^^r^^'^'  '    ^"^  ^'^-'^  withlavJuoJ  •  s 
public  outreach  and  want  you  to  know  that  you  have  my  support. 


Sincerely, 


THE  ELIZABETH  STONE  HOUSE 

P.O.  Box  15,  Jamaica  Plain,  MA  02130 

A  Boston  Women's  Residential  Mental  Health  Alternative 

(617) 522-3417 


October  19,  1987 


Mr.  Stephen  Coyle 

Boston  Redevelopment  Authority 

One  City  Hall  Square 

Boston,  MA  02201 

Dear  Mr.  Coyle, 

It  is  my  pleasure  to  write  on  the  behalf  of  the  Elizabeth  Stone 
House  in  support  of  the  project  design  being  submitted  by  The 
Pavilion  Limited  Partnership  for  the  South  End  "transitional 
housing"  parcel. 

In  reviewing  the  proposal,  staff  members  have  found  the  design 
well  thought  through  and  sensitive  to  the  needs  of  women  in 
transition  and  their  children.  The  development  team  has 
obviously  devoted  many  hours  meeting  with  members  of  the  South 
End  community  as  well  as  agencies  providing  services  to  women  and 
children.  This  has  enabled  the  team  to  create  the  most 
effective  housing  and  program  design  to  meet  the  needs  of  women 
in  transition  and  the  residents  of  the  South  End. 


The  Elizabeth  Stone 
developing  our  own  t 
begun  operating  this 
that  already  operates 
than  emergency  shel 
housing.  We  therefor 
a  "self-help"  style 
planned  for  the  South 
existing  transitional 
delivery  and  have  off 
process  of  developing 


House   has   spent   the 
ransitional   housing  progr 
October.    We   are  one   o 
a   long-term   residentia 
ter)   that   has   also  deve 
e  understand  the  intricaci 
long-term   residential 
End   site.     We   have 
housing  program  on  impro 
ered  assistance  to   many  a 
their  own  programs. 


last  three  years 
am  which  has  just 
f  the  few  programs 
1  program  (rather 
loped  transitional 
es  of  implementing 
program  such  as  is 
consulted  with  an 
ving  their  service 
rea   groups  in  the 


If  The  Pavilion  Limited  Partnership  is  designated  the  developer 
of  the  South  End  parcel,  the  Elizabeth  Stone  House  may  be 
interested  in  working  to  further  develop  the  transitional  housing 
program  design  and  to  train  Board  members  and/or  staff  hired  to 
implement  the  program. 
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A  Non-profit,  Tax-exempt  Corporation 


THlS«:£^JCt  1^ 

SUPPORTED  BV 


UnibedWay 


We   deeply   support  tr  -i      commitment   of  the  Boston  Redevelopment 
Authority  and  the  City  jf  Boston  in  assisting  women  in  transition 
and  their  families  towards  more  stable  and  independent  lives. 
We   thank   all   involved   for  creating  this  unique  and  innovative 
linkage  opportunity  that  will  benefit  so  many  Boston  residents. 


Sincerely, 


Spring  Redd 

Program  Administrator/ 

Transitional  Housing  Services 
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UNITED  SOUTH  EISTO  SETTLEMENTS 

Harriet  Tubman  House 


October    £3,    19S7 


566  Columbus  Avenuie 
BoBton,  MA  02118 
(617)  636^610 


Mr .     Eden    Mul r o y 

•Jice-PresicJent 

The  Pavilion  Limited  Partnership 

710  Nest  Street 

Eraintree,  MA   02134 

Dear  Mr.  Milroy: 

On  behalf  of  United  South  End  Settlements  (USES)  I  would 
like  to  express  the  agency's  willingness  to  provide 
social  services  to  the  residents  of  the  Transitional 
Housing  planned  for  Parcel  to  Parcel  Linkage  Project  2. 
Agency  staff  has  reviewed  the  Transitional  Housing 
design  being  submitted  by  your  development  team  (The 
Pavilion  Limited  Partnership)  and  found  it  responsive  to 
the  RFP.   In  addition,  your  team  has  demonstrated  its 
sensitivity  to  the  neighborhood  by  meeting  with  local 
neighborhood  groups  and  consulting  social  service 
providers  in  developing  the  design  of  the  project. 

USES  the  largest  community-based  mu i t i -ser v i ce  provider 
in  the  South  End/Lower  Roxbury  community  is  interested 
in  working  with  the  selected  developer  in  conjunction 
with  the  Tree  of  Life  Board  to  operate  the  day  care 
facility  and  provide  employment,  training  and  education, 
housing  search  assistance,  counseling  and  youth  services 
to  the  Tree  of  Life  residents.   These  services  would  be 
available  to  residents  accessing  the  existing  services 
at  the  agency  and/or  by  USES  designing  certain  services 
specifically  for  Tree  of  Life  residents. 

The  agency  looks  forward  to  participation  in  this 
innovative  and  needed  t  r  a  n  s  i  t  i  c  n  a  i  housing  p  r  o  g  r  am .   I f 
you  have  any  questions  please  feel  free  to  contact  me  or 
ken  Wade,  Coordinator  of  Housing  and  Neighborhood 
Development  at  the  above  number. 


'da  Garc: 
E/ecutive  [/i  rector 

/ 

FG/  =  h 

Tr  ee 

gen  lU 

cc  :   Ken  l-Jade 
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November  2,  1987 


Mr.  Stephen  Coyle 

Boston  Redevelopment  Authority 

One  City  Hall  Square 

Boston,  MA  02201 


Dear  Mr.  Coyle: 

It  has  been  a  great  pleasure  to  work  with  the  Pavillion  Limited  Partnership 
on  the  conception  and  programmatic  development  of  child  care  facilities 
for  the  South  End  site. 

I  believe  that  the  architectural,  programmatic,  and  budgetary  plans  for 
the  center  which  we  generated  will  create  an  excellent  facility  for  meeting 
the  needs  of  transitional  families.   In  particular,  the  intimate  scale, 
attention  to  detail,  and  conscientious  support  services  built  into  the 
design  wll  be  significant  factors  in  helping  to  uplift  and  transform  the 
lives  of  battered  and  abused  children  and  their  mothers. 

As  someone  who  has  spent  the  past  18  years  designing  health  care  and  educa- 
tional facilities  for  early  childhood,  I  am  impressed  by  the  vision  of 
the  BRA  in  responding  to  the  plight  of  transitional  women,  and  by  the 
Pavillion  Limited  Partnership's  creative  resolution  of  that  vision. 

It  would  give  me  great  pleasure  to  continue  working  on  this  project 
in  order  to  make  it  the  valuable  and  responsive  reality  it  deseirves 
to  be. 


Sincerely  yours, 

Anita ^Rui  Olds,  ^^  ^ 
Principal 


THE   PONTON   FOLIXDATIOX 


November  4,  1987 


Mr.  Gerald  M.  Ridge 
Chairman  of  the  Board 
The  Pavilion  Corporation 
710  West  Street 
Braintree,  MA  02184 

Dear  Mr.  Ridge: 

The  Boston  Foundation  is  greater  Boston's  community 
foundation.   Its  purpose  is  to  accept  gifts  for  the  benefit  of 
the  Boston  community,  to  invest  and  manage  those  funds,  and  to 
make  grants  which  improve  the  quality  of  life  in  Boston.   At 
June  30,  1987,  it  managed  charitable  funds  worth  more  than  $190 
million.   Its  staff  is  an  experienced  evaluator  of  the  programs 
of  social  service  and  other  nonprofit  agencies. 

The  Boston  Foundation  has  reviewed  the  Boston  Redevelopment 
Authority's  Request  for  Proposals  for  its  parcel  to  parcel 
linkage  program  in  Park  Square  and  the  South  End,  and  the 
Pavilion  Corporation's  proposal  with  respect  thereto.   If  the 
Pavilion  Corporation  is  designated  as  the  developer  for  the 
combined  Park  Square-South  End  linkage  project,  the  Foundation 
is  willing  to  accept  a  limited  partnership  interest  and  the 
equity  funds  described  in  the  proposal,  and  to  invest,  manage, 
and  distribute  those  funds  for  the  benefit  of  the  transitional 
housing  and  child  care  center  program  according  to  the  general 
program  outline  contained  therein.   In  that  event,  the 
Foundation  will  work  with  Pavilion  Corporation,  the  Boston 
Redevelopment  Authority  and  social  services  provider  to  develop 
a  specific  articulation  of  the  Boston  Foundation's  role. 


(^"^^vj   trvuiy  youys,  - 

Robert  R.  Wadswortn 
Assistant  Director 


-!\;'-  -■\[(-^rK!;'  HO--iO\  \:  \~-\(.  H.L'-l- Mr 
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BANK  OF  NEW  ENGLAND 


October  5,  1987 


Mr.  Gerald  M.  Ridge 
Chairr.an  of  the  Board 
The  Pavilion  Corporation 
710  West  Street 
Braintree,  MA   02184 

Dear  Gerry: 


It  has  been  a  pleasure  having  -et  several  tix.es 
and  Frank  Messina  to  discuss  your  exciting  prop 
the  Park  Square/South  End  project.  As  you  have 
rr.e ,  you  propose  to  build  an  apprcximately  132,9 
foot  residcrntial  building  and  an  approxi.T.ately 
square  foot  day  care  center  at  the  South  End  si 
will  build  a  building  of  approxirr.ately  three  hu 
thousand  square  feet  at  the  Park  Square  site, 
contain  approxiir.ately  196,000  square  feet  of  re 
condominiu.Ti  units,.  21,000  square  feet  of  retail 
83,000  square  feet  of  office  space.  Mors  Dies 
and  John  B.  Cruz  Construction  Co.,  Inc.  a. ^  des 
the  co-ccnsrruction  managers,  and  Childs,  5ertm. 
Tsekares  &  Casendino  as  :  iie  architects.  Vou  wi 
r-rpresented  by  Robert  Frank  of  Choate  .  Hall  &  S 
You  are  providing  r.e  with  a  significant  amount 
information  which  we  are  continuing  to  review  a 


with  you 
osal  for 

informed 
00  square 
4  ,  500 
te .   You 
ndred 
It  will 
sidential 

space,  and 
el ,  Inc . 
ignated  as 
an , 
11  be 
tewar t . 

of 
nd  diaest . 


The  Bank  of  New  England  is  an  active  lender  in  the  Boston 
marketplace  and  familiar  with  the  mixed-use  projects  such 
as  the  one  you  have  proposed.   As  you  are  aware,  we 
recently  financc;d  tne  Rowes  Wharf  project  and  are  working 
with  other  significant  developers  in  financing  projects  of 
a  similar  scope  as  yours. 

The  Bank  of  New  England  would  be  very  interested  in 
continuing  to  pursi:e  financing  opportunities  with  you  and 
your  team..   We  will  give  a;i  opportunity  to  m.inori  ty-owned 
financial  institutions  to  participate  in  such  financing  on 
the  sa.-.e  basis  as  such  participation  will  be  available  to 
other  institutions. 


28  State  Street,  Boston,  Massachusetts  02109  (617)  742-4000 


Mr.  Gerald  M.  Ridge 
October  5,  1987 
Page  2 


We  have  worked  closely  with  :!orse /Ziesel  ,  John  Cruz  ^.nd 
your  architect  on  other  jobs.   Given  the  size  and  scope  of 
your  proposal,  I  am  sure  that  we  could  find  a  way  to  work 


with  you 


We  look  forward  tc  continuing  to  receive 


inf or.Tiat ion  as  it  develops  and  would  want  to  work  closely 
with  you  as  your  project  evolves.  Any  help  that  the  Bank 
T.ay  provide  will  gladly  be  available  to  your  team,. 

Best  of  luck  with  your  ongoing  efforts. 


YoUrs    truly, 


^t^^ 


a 


ttCc 


oohn    .^ 

Senior  Vice  President 


JAS :MKC 


Quinlan  J.  Sullivan 

Executive  We  President 


November  4,  1987 


Mr.  Stephen  Coyle,  Director 
Boston  Redevelopment  Authority 
One  City  Hall  Plaza 
Boston,  MA   02201 

Re:   Pavilion  Corporation 

Dear  Mr.  Coyle: 

This  le:ter  is  to  advise  you  that  I  have  had  discussions 
with  Pavilion  Corporation  concerning  the  Park  Square/South  End 
Development  and  would  be  very  interested  in  pursuing  the  matter 
of  financing  this  project. 

Both  Mr.  Messina  and  Mr.  Ridge,  the  principals  of  Pavilion 
Corporation,  are  closely  associated  with  USTrust,  and  have  also 
been  customers  of  the  bank  for  many  years.   During  that  time, 
the  bank  has  provided  various  construction  and  other  loans,  all 
these  obligations  have  been  handled  as  agreed. 

If  a  loan  is  finalized,  we  would  attempt  to  participate 
part  of  said  loan  to  the  Boston  Bank  of  Commerce. 

'   If  I  can  be  of  any  further  assistance,  please  do  not 
hesitate  to  contact  me. 


Sincerel 


Quinlac^J".  Sullivan 


QJS:DG 


USTCorp. 

40  Ccuit  Street 
Boston,  MA  OZIOS 

or-^zp-'oos 


1^1 


Morse  Diesel 


:ra  concsss  5t, 

=  :r:-i  V4  02:'Q 
o'T  -:26-2-65 

October  7,  1987 


Mr.  Francis  X.  Messina 
Mr.  Gerald  M.  Ridge 
Pavilion  Corporation 
400  Franklin  Street 
Braintree,  MA   02184 

Gentlemen: 

This  letter  is  to  reaffirm  Morse/Diesel's  desire  and 
willingness  to  work  as  Construction  Manager  on  the  Parcel 
to  Parcel  Linkage  Project  at  the  Park  Square  and  the  South 

End. 

Morse/Diesel  has  successfully  completed  several 
projects  in  Boston  using  a  Construction  Management 
Guaranteed  Maximum  Price  (GMP)  format  and  would  be  ready  to 
use  the  same  CM-GMP  Contract  Agreement  for  this  project. 

Very  truly  yours, 

MORSE/DIESEL,  INC. 


Edward  C.  Collins 
Executive  Vice  President 

ECC/cob 


50 
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/<r\    ^ 


O 

Telephone  (617)  445-6901 


O. 


John  B.  Cruz  Construction  Co.,  Inc. 

One  John  Eliot  Square 
Roxbury.  MA  021 19 


October  30,  1987 


Pavilion  Corporation 
400  Franklin  Street 
Braintree,   MA  02184 

ATTENTION:   Francis  X.  Messina 
Gerald  M.  Ridge 

RE :   Park  Square/South  End  Project 

Gentlemen: 

This  is  to  reaffirm  our  interest  in  this  challenging 
linkage  program  and  in  participating  with  Morse/Diesel 
and  the  other  development  team  members. 

We  are  also  happy  to  be  part  of  a  program  with  goals 

as  envisioned  by  the  Boston  Redevelopment  Authority, which  will 

result  in  many  benefits  both  for  local  business  and 

all  the  people  in  the  South  End  community. 


Very  truly  yours. 


Jbhn  B.  Cruz, III 
President 


JBC,III/hl 
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APPENDIX  C 
DEVELOPMENT  SCHEDULES 
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APPENDIX  D 
LIST  OF  POTENTIAL  OFF-SITE  SERVICE  PROVIDERS 


POTENTIAL  OFF-SITE  SERVICE  PROVIDERS 


EDUCATION  AND  JOB  TRAINING 

Blackstone  Community  School 

Employment,  Placement,  Skill  Testing, 
Skill  Development 

Cardinal  Cushing  Center  for  Spanish  Speaking 
Job  Placement,  Training  Programs 

Casa  Del  Sol  Adult  Learning  Center 
Vocational/Business  Education 

Chinatown  Consortium 

Employment  Training 

Chinese  Consolidated  Benevolent  Association  of  New  England 
Vocational  -  English  Program 

Hispanic  Office  of  Planning  &  Evaluation 

Career  Counseling  for  Low  Income  Adults  27  Years  and  Under 

Hope  Talent  Search  Program 

Career  Counseling  for  Adults  27  Years  and  Under 

Neighborhood  Development  &  Employment  Agency 
Job  Training/Placement 


EDUCATIONAL  TRAINING 

ABCD  NSC 

South  End  Neighborhood  Service  Center 

United  South  End  Settlements  —  Harriet  Tubman  House 


APPENDIX  D 


PARENTS  GROUPS/CHILDRENS  SERVICES 

United  South  End  Settlements  —  Harriet  Tubman  House 

All  Children's  Services,  Day  Care,  Parents  Groups 

Office  for  Children 

All  Children's  Services 

Blackstone  Community  School 

Day  Care/Head  Start  Program 
Support  Groups  for  Mothers 

Boston  City  Hospital 
Parents  Groups 
Health  Programs  for  Children 

Cardinal  Gushing  Center  for  Spanish  Speaking 
Programs  for  Adults 


HOUSING  SERVICES 

Roxbury  Multi-Service  Center,  Inc. 

United  South  End  Settlements  —  Harriet  Tubman  House 

Urban  Edge,  Inc. 


ADULTS  AND  CHILDREN'S  MEDICAL  SERVICES 

Boston  City  Hospital 

United  South  End  Settlements  —  Harriet  Tubman  House 

Blackstone  Community  School 

Community  Health  Centers: 

Roxbury  Comprehensive  Community  Health  Center 
Boston  University  Medical  Center 
Children's  Hospital  Medical  Center 
South  Cove  Community  Health  Center 


FAMILY  SKILLS  AND  LIFE  SKILLS 

United  South  End  Settlements  —  Harriet  Tubman  House 
Cardinal  Gushing  Center  for  Spanish  Speaking 
Blackstone  Community  School 
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APPENDIX  E 
CHILD  CARE  STAFFING  SCHEDULE 
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APPENDIX  F 
EMPLOYMENT  AND  AFFIRMATIVE  ACTION  PLANS 


MORSE/DIESEL.  INC.:  EMPLOYMENT  &  AFFIRMATIVE  ACTION  PLAN 


Each  contractor  must  adhere  to  the  following  procedures  to 
demonstrate  compliance  with  the  Affirmative  Action  program  and 
policies  on  the  covered  projects.   These  procedures  will  be 
contained  in  all  contract  agreements: 

1.  Each  subcontractor  must  designate  a  managerial-level 
representative  to  serve  as  an  EEC  Officer  for  the 
purposes  of  pursuing  and  monitoring  the  procedures 
required  for  the  project.   In  addition,  each 
subcontractor  must  cause  its  subcontractor (s)  to 
implement  and  achieve  all  responsibilities  outlined  in 
this  program. 

2.  Each  subcontractor  must  submit  a  letter  on  company- 
letterhead,  endorsed  by  each  subcontractor's  Project 
Manager  or  equivalent,  to  the  appropriate  unions 
explaining  that  the  covered  project  has  an  Affirmative 
Action  agreement  with  the  City  of  Boston  and  the  BRA 
that  all  workers  on  the  project,  by  trade  and  work 
hours,  shall  consist  of  50%  Boston  residents,  25% 
minorities  and  10%  females,  on  a  weekly  basis,  for  the 
duration  of  the  contract  on  the  covered  project. 

3.  Each  subcontractor  must  submit  to  Morse/Diesel  (who 
will  forward  copies  to  the  BRA  and  the  City  of 
Boston),  a  critical  manpower  projection  table  which 
will  outline  the  trades,  total  number  of  employees, 
and  the  number  of  Boston  residents,  minority,  and 
female  workers  who  will  be  employed  on  the  project  by 
the  subcontractor. 

Please  note  that  these  projection  tables  must  reflect 
a  consistency  with  the  Employment  Standards  set  forth 
by  the  Boston  Resident  Jobs  Policy.   Where  there  are 
shortfalls  in  any  or  all  of  the  covered  categories  of 
workers,  the  subcontractor  shall  submit  to 
Morse/Diesel  a  written  plan  which  will  specify  steps 
that  the  contractor  will  take  to  fully  comply  with  the 
Affirmative  Action  goals.   This  must  be  done  and 
updated  on  a  fiscal  year  quarterly  basis,  and  must  be 
formally  accepted  by  Morse/Diesel's  EEO  Officer. 

4.  As  each  subcontractor  gets  ready  to  hire  manpower  from 
any  recruitment  or  referral  source  (i.e.  union  local 
hall),  all  requests  must  be  made  consistent  with  the 
Boston  Resident  Jobs  Policy  Employment  Standards.   If 
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a  subcontractor's  work  force  falls  short  of  the 
required  goals  in  any  or  all  of  the  covered 
categories,  such  requests  must  be  made  so  as  to  fully 
comply  with  this  program.   All  requests  must  be  in 
writing,  noting  the  following: 

a.  Name  and  title  of  contractor  official 
making  requests. 

b.  Date. 

c.  Name  and  title  of  Business  Agent  or  person 
to  whom  workforce  request  was  made. 

5.  Each  subcontractor  must  attend  a  meeting  with 
Morse/Diesel,  the  City  of  Boston  Compliance  Division, 
and  local  union  Business  Agent  to  discuss  the 
Affirmative  Action  hiring  plan  to  meet  these  goals 
before  the  subcontractor  begins  any  work  on  the 
project . 

6.  Each  subcontractor  must  document  all  job  seekers, 
noting  whether  they  are  Boston  residents,  minorities, 
females  or  others,  contact  information  such  as  full 
name,  address,  social  security  number,  and  home 
telephone  numbers.   Documentation  must  explain  the 
action  that  was  taken  with  respect  to  each  applicant 
and  must  be  forwarded  to  Morse/Diesel  within  three 
business  days. 

7.  Each  subcontractor's  designated  EEO  Officer  shall 
attend  and  participate  in  weekly  EEO  meetings  for  the 
covered  project.   The  EEO  Officer  must  sign  attendance 
sheets  so  as  to  verify  attendance.   These  meetings  may 
be  held  in  conjunction  with  other  job  related 
meetings,  as  deemed  necessary  by  Morse/Diesel,  Inc. 

8.  Weekly  Manpower  Utilization  reports  must  be  submitted 
no  later  than  five  (5)  business  days  after  the  week 
just  ended  for  the  duration  of  work  by  the 
subcontractor  on  the  project.   These  weekly  reports 
must  note,  for  each  worker: 

a.  Full  name  (Jr.,  Sr.,  etc.) 

b.  Full  address  (city,  state,  zip  code) 

c.  Trade  status  (Journeyman,  Apprentice,  etc.) 

d.  Social  Security  number 

e.  Code  (Boston  resident-BR,  Minority-M, 
Female-F) 

9.  Each  subcontractor  shall  contractually  cause  its 
subcontractor (s)  to  fully  comply  with  the  Boston 
Resident  Jobs  Policy  and  the  project's  Affirmative 
Action  employment  goals. 
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10.   Any  and  all  contractors  working  on  the  covered  project 
shall  demonstrate  a  documented  best  effort  to  comply 
with  the  Affirmative  Action  program  and  procedures  for 
the  project,  and  if  requested  to  do  so,  shall  attend 
any  corrective  action  meetings  called  by  Morse/Diesel, 
the  City  of  Boston  or  its  designated  representative, 
and  shall  comply  with  all  reasonable  requests  made 
during  such  meeting.   Each  subcontractor  must  make  its 
records  accessible  and  submit  to  Morse/Diesel  copies 
of  all  documentation  required  or  resulting  from  the 
contractors  efforts  to  comply  with  the  project's 
Affirmative  Action  program.   These  records  must  be 
forwarded  to  Morse/Diesel  on  a  quarterly  basis,  and  as 
requested  by  Morse/Diesel,  Inc. 
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MINORITY/WOMEN  BUSINESS  ENTERPRISE  PARTICIPATION 

As  part  of  our  pro-active  outreach  and  referral  network, 
Morse/Diesel,  Inc.  has  established  strong  relationships  with 
principal  organizations  which  take  the  lead  in  MBE/WBE  issues 
and  programs,  including: 

1.  Contractor's  Association  of  Boston,  Inc.  (C.A.B.) 

2.  Massachusetts  State  Office  of  Minority  and  Women 
Business  Assistance  (S.O.M./W.B.A. ) 

3.  City  of  Boston: 

a.  Mayor's  Office  Compliance  and  Enforcement 
Division 

b.  Minority/Women  Business  Program 

c.  Minority/Women  Business  Enterprise 
Coordinator 

d.  Purchasing  Department 

e.  Mayor's  Equal  Rights  Advisor 

4.  Roxbury  Community  College,  Minority  Business 
Development  and  Resource  Center  (R.C.C.) 

Morse/Diesel  pledges  the  following,  as  it  relates  to  ensuring 
Minority  and  Women  Business  Enterprise  participation  on  all 
projects : 

1.  Develop  and  maintain  a  current  file  of  community  and 
government  agencies  and  programs  that  refer  and/or 
assist  MBE/WBE's  for  the  purpose  of  identifying 
qualified  participants  for  contract  bidding  on  all 
projects . 

2.  Regularly  communicate  and  keep  updated  on  issues  and 
programs  related  to  MBE/WBE's  so  that  Morse/Diesel  may 
ensure  equal  access  and  consideration  to  MBE/WBE  for 
contract  bidding  on  projects. 

3.  Notify  formal  MBE/WBE  certification  agencies  to  ensure 
full  and  equal  access  for  all  MBE/WBE's  interested  in 
bidding  on  contracts  for  the  project. 

4.  Verify  certification  from  City,  State  or  Federal 
agencies  to  ensure  accurate  accreditation  of  MBE/WBE's. 

5.  Require  all  contractors  deserving  to  be  listed  as  a 
MBE/WBE  to  seek  certification  from  formal 
certification  programs/agencies,  as  deemed  necessary 
by  Morse/Diesel. 
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Develop,  maintain  or  refer  MBE/WBE ' s  to  programs  or 
provide  technical  assistance  to  MBE/WBE" s  in  need  of 
such  assistance  in  order  for  them  to  fully  or 
partially  participate  in  the  bidding  process  or  in 
securing  actual  contracts  with  Morse/Diesel  or  its 
subcontractors,  as  designated. 
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JOHN  B.  CRUZ  CONSTRUCTION  CO..  INC, 


EOUAL  EMPLOYMENT  OPPORTUNITY  AND  AFFIRMATIVE  ACTION  PLAN 

The  officials  and  the  duly  appointed  Equal  Employment 
Opportunity  Officer  for  this  Company  adopted  the  following 
guidelines  for  achieving  equal  opportunity  and  for 
implementation  of  the  on-going  Affirmative  Action  Plan. 

1.    EQUAL  EMPLOYMENT  OPPORTUNITY  POLICY 

The  employment  policies  and  practices  of  this  Company  are  to 
recruit  and  hire  applicants  without  regard  to  race,  color, 
religion,  creed,  sex,  age,  or  national  origin.   This  applies  to 
all  matters  relating  to  hiring,  promotion,  transfer,  or 
termination  of  employees  and  covers  all  salaried  and  hourly  paid 
jobs  within  the  respective  trades. 

It  is  also  the  policy  of  this  company  to  cooperate  to  the 
fullest  extent  with  the  applicable  regulations  of  the  Civil 
Rights  Act  of  1968,  Executive  Order  11246,  Executive  Order 
11063,  Massachusetts  Executive  Order  #237,  and  Massachusetts 
State  Law  151B.   It  is  intended  that  all  officials  and  employees 
of  this  Company  be  informed  of  this  statement  of  policy  and  that 
this  policy  shall  be  applied  to  every  phase  of  employee 
recruitment,  including  employment  agencies  and  advertising, 
compensation  and  opportunities  for  advancement,  upgrading, 
promotion  and  transfer  or  selection  for  training. 

This  Company  submits  this  plan  to  assure  compliance  with  all 
District  Orders  and  Regulations,  and  further,  we  agree  that  all 
subcontractors  will  be  bound  by  the  provisions  of  this  Company 
policy. 

This  Company  agrees  to  assert  leadership  whenever  possible  in 
the  community  and  to  put  forth  the  maximum  effort  to  achieve 
full  employment  and  utilization  of  the  capabilities  and 
productivity  of  all  citizens  without  regard  to  race,  color, 
religion,  sex,  age  or  national  origin. 

This  Company  further  recognizes  that  the  effective  application 
of  policy  or  merit  employment  involves  more  than  just  policy 
statement  and  will,  therefore,  undertake  a  program  of 
Affirmative  Action  to  publicize  and  make  known  that  equal 
employment  opportunities  are  available  on  the  basis  of 
individual  merit  and  to  encourage  all  persons  to  seek  employment 
with  the  Company  and  to  strive  for  advancement. 

An  Equal  Employment  Opportunity  Officer,  Karl  Coiscou,  has  been 
assigned  within  the  Company  the  responsibility  to  implement  the 
Company's  Equal  Employment  program. 


Minority 

Female 

2  5% 

10% 

25% 

10% 

25% 

10% 

25% 

10% 

25% 

10% 

25% 

10% 

25% 

10% 

25% 

10% 

25% 

10% 

25% 

10% 

25% 

10% 

2,    PERSONNEL  UTILIZATION  SCHEDULE 

A.  This  Company  anticipates  utilizing  the  following 
classification  under  this  Contract  and  further  plans 
to  use  the  approximate  breakdown  as  shown  on  the 
attached  letter. 

The  Company  hereby  establishes  the  following  minimums 
as  the  standards  for  utilization  of  minorities  for  all 
trades . 

Trades 

Electricians 

Painters  &  Paperhangers 

Plumbers,  Pipefitters  &  Steamfitters 

Iron  Workers 

Sheet  Metal  Workers 

Elevator  Construction 

Asbestos  Workers 

Lathers 

Boiler  Makers 

Tile  &  Terrazzo  Workers 

Glaziers 

The  Contractor's  or  Subcontractor's  goals  established  within  the 
above  ranges  shall  express  the  Contractor's  commitment  of  the 
percentage  of  minority  personnel  who  will  be  working  in  each 
specified  craft  on  each  of  his  projects  within  the  Massachusetts 
area  during  the  term  of  the  covered  contract.   The  hours  for 
minority  workers  must  be  substantially  uniform  throughout  the 
entire  length  of  the  contract  for  each  of  the  designated  trad 
to  the  effect  that  the  percentage  of  minority  workers  in  the 
designated  trades  must  be  working  the  length  of  work  on  each 
project  in  each  trade. 

B.  This  Company  agrees  to  employ  a  reasonable 
representation  of  minority  workers  and  women  in  all 
facilities  related  directly  or  indirectly  to  the 
performance  of  work  under  ownership  or  control  of  the 
prime  or  subcontractor. 

C.  This  Company  will,  where  a  union  from  which  it  secures 
employees  cannot  or  will  not  refer  sufficient  minority 
persons  or  women  to  meet  minority  and  female 
employment  commitments: 

1.    Notify  the  Massachusetts  Division  of  Employment 

Security  and  at  least  two  minority  or  female  referral 
organizations  and  reguest  referral  of  minority  and 
female  workers. 
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2.  Notify  any  minority  and  female  workers  who  have  listed 
with  the  Contractor  applications  for  employment. 

3.  This  Company  agrees  that  the  obligations  of  the 
contractor  are  not  reduced,  modified,  or  subject  to 
any  provisions  in  any  collective  bargaining  agreement 
with  a  labor  organization  which  provides  that  the 
labor  organization  shall  have  the  exclusive  or  primary 
opportunity  to  refer  employees.   When  a  contractor 
employs  a  minority  person  or  women  in  order  to  comply 
with  these  guidelines,  such  persons  shall  be  advised 
of  their  right  to  seek  union  membership;  and  that  this 
Company  shall  provide  assistance  to  enable  such  person 
to  obtain  membership;  and  that  this  Company  shall 
notify  the  appropriate  union  of  such  person's 
employment.   This  Company  shall  not  discharge,  refuse 
to  employ,  or  otherwise  adversely  affect  such  minority 
person  or  woman  because  of  any  provision  in  any 
collective  bargaining  agreement,  or  any  understanding, 
written  or  oral,  with  any  labor  organization. 

4.  If  at  any  time,  because  of  lack  of  cooperation  or 
overt  conduct,  a  labor  organization  impedes  or 
interferes  with  the  Company's  implementation  of  any 
part  of  the  Employer's  Affirmative  Action  Plan,  this 
Company  will  notify  the  Contracting  Officer  and  the 
Office  of  Human  Rights  immediately  setting  forth  the 
relevent  circumstances. 

5.  In  any  proceeding  involving  a  disagreement  between  a 
labor  organization  and  this  Company  over  the 
implementation  of  the  contractor's  Affirmative  Action 
Plan,  the  Contracting  Officer  and  the  Office  of  Human 
Rights  may  become  a  party  to  such  proceedings. 

3.    UTILIZATION  OF  MINORITIES 

The  Company's  commitment  to  specific  goals  for  utilization  of 
minorities  and  females  as  required  by  these  rules  shall 
constitute  commitment  to  make  every  good  faith  effort  to  meet 
such  goals. 

A.    The  Company  shall  notify  the  community  organizations 
that  the  Company  has  employment  opportunities 
available  and  shall  maintain  records  of  the 
organizations'  response. 
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B.    The  Company  shall  maintain  a  file  of  the  names  and 

addresses  of  each  minority  and  female  worker  referred 
to  it  and  the  action  that  was  taken  with  respect  to 
each  such  referred  worker.   The  Company  shall  notify 
the  Contracting  Officer  and  the  Office  of  Human  Rights 
when  the  union  or  unions  with  whom  the  Company  has  a 
collective  bargaining  agreement  has  not  referred  to 
the  Company  a  minority  or  female  worker  sent  by 
Company  or  the  Company  has  other  information  that  the 
union  referral  process  has  impeded  his  efforts  to  meet 
his  goals. 

4 .  AFFIRMATIVE  ACTION  TRAINING  PROGRAM 

This  Company  in  fulfilling  its  affirmative  action 
responsibilities  under  this  contract  has  an  existing  training 
program  for  the  purpose  of  training,  upgrading,  and  promoting  of 
minority  employees  and  women  or  utilizes  existing  programs. 
Consistent  with  personnel  requirements,  this  Company  makes  full 
use  of  applicable  training  programs.   Recruitment  for  such 
programs  is  designed  to  provide  for  appropriate  participation  by 
minority  groups.   The  Company  in  compliance  with  Davis-Bacon  Act 
obligations  will  train  one  employee  for  every  five  (5) 
journeymen,  in  all  classifications  used  on  the  contract  site. 

5.  UTILIZATION  OF  MINORITY  BUSINESS  ENTERPRISES 

This  Company  includes  in  its  Affirmative  Action  Plan  to  ensure 
equal  employment  opportunity  a  program  for  utilizing  minority 
business  enterprises  as  subcontractors  and  suppliers  under  the 
contract.   In  this  connection,  this  Company  and  each 
subcontractor  shall: 

A.    Award  a  reasonable  proportion  of  all  subcontracts  and 
purchase  orders  to  minority  business  enterprises. 


B 


Provide  reasonable  technical  assistance  to  minority 
business  enterprises  as  may  be  appropriate  so  as  to 


le  reasonaoie  cecnnicai  assistanc 
5SS  enterprises  as  may  be  appropr 
Ltate  the  participation  of  minori 


facilitate  the  participation  of  minority  enterprises 

Assure  that  known  minority  business  enterprises  will 
have  an  equitable  opportunity  to  compete  for 
subcontracts  or  purchase  orders,  particularly  by 
arranging  solicitations,  time  for  the  preparation  of 
bids,  quantities,  specifications,  and  delivery 
schedules  so  as  to  facilitate  participation  of 
minority  business  enterprises. 
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D.  Include  the  "Utilization  of  Minority  Business 
Enterprises"  clause  in  all  subcontracts  which  offer 
substantial  minority  business  subcontracting 
opportunities . 

E.  Cooperate  with  the  Office  of  Human  Rights,  National 
Association  of  Minority  Contractors  and  the 
Contracting  Officer  in  any  studies  and  surveys  of  the 
contractor's  minority  business  enterprises  procedures 
and  practices  that  may  be  conducted  from  time  to  time. 

F.  Submit  periodic  reports  of  subcontracting  to  minority 
business  enterprises  in  such  form  and  manner  and  at 
such  time  as  may  be  prescribed  by  the  Office  of  Human 
Rights  or  the  Contracting  Officer. 

G.  The  Company  will  use  its  best  efforts  to  utilize  the 
services  of  a  minority  bank  during  the  performance  of 
this  contract.   In  addition,  it  will  be  the  Company's 
policy  to  encourage  its  subcontractors  to  use  minority 
banking  facilities. 

6 .    COMPANY  PERSONNEL  STAFF 

The  Company  has  in  the  past  taken,  and  will  continue  in  the 
future  to  take,  appropriate  steps  to  insure  that  all  employees 
are  advised  of  the  Company's  Equal  Employment  Opportunity  policy 
through: 

A.  Distribution  of  the  Company's  policy  statement  to  all 
employees . 

B.  Periodically  advising  employees  of  the  Company's 
policy  through  company  meetings  and  employee  meetings. 

C.  Utilizing  communication  media,  including  discussions 
bulletin  boards,  and  employee  handbooks  to  orient  new 
employees . 

The  Company  has  in  the  past  taken,  and  will  continue  in  the 
future  to  take,  affirmative  action  to  educate  all  levels  of 
management,  including  those  engaged  in  recruiting,  training  and 
other  personnel  activities  with  respect  to  their 
responsibilities  under  the  Company's  Equal  Employment 
Opportunity  policy  and  its  Affirmative  Action  Program.   This 
will  be  done  by: 

A.    Establishing  policies  consistent  with  and  procedures 
to  implement  the  Company's  Affirmative  Action  Program 
ith  respect  to  Equal  Employment  Opportunity. 
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B.  Requiring  that  these  policies  and  procedures  be 
followed  in  detail. 

C.  Educating  all  management,  supervisory  and  clerical 
persons  concerned  with  these  policies  and,  through 
personal  attendance  at  meetings  with  the  Equal 
Employment  Opportunity  Officer,  emphasizing  the 
importance  of  the  policies  and  procedures  governing 
the  Company's  Affirmative  Action  Program. 

EMPLOYMENT  POLICY 

A.  If  the  Company  falls  within  the  category  of  having 
within  the  past  twelve  (12)  months  performed  a 
Federal-Aid  construction  project  pursuant  to  the 
requirements  of  a  previously  approved 
Pre-qualif ication  Statement  in  compliance  with  the 
Civil  Rights  Act  of  1964,  Executive  Order  11246,  we 
will  maintain  and  submit,  as  required,  a  summary  of 
our  Equal  Employment  Opportunity  Program  during  this 
period  based  on  our  records. 

B.  We  attach,  as  a  supplement  to  our  Affirmative  Action 
Plan,  a  breakdown  of  our  current  work  force  showing 
the  extent  of  minority  representation.   This  breakdown 
shows  (1)  all  classifications  of  employees  on  the 
company's  work  force,  and  (2)  the  total  number  of 
minority  group  members  currently  employed  in  each 
classification. 

C.  We  give  assurance  that  all  advertisements  (when 
advertisements  are  necessary)  for  employees  contain 
the  notation  "An  Equal  Employment  Opportunity 
Employer,"  and  that  all  such  advertisements  will  be 
issued  to  newspapers  having  a  large  circulation  among 
minority  groups  in  the  area  from  which  the  project 
work  force  would  normally  be  hired.   This  will  include 
advertisements  in  all  newspapers  listed  in  the 
"Advertisement  for  Bids,"  as  well  as  other  newspapers 
suggested  or  recommended  to  the  Company  by  minority 
group  employees  of  the  Company  and/or  local  minority 
group  community  leaders. 

D.  We  have  and  will  continue  to  make  our  Equal  Employment 
Opportunity  Policy  known  to  our  employees,  prospective 
employees,  and  potential  sources  of  employees,  i.e., 
schools,  employment  agencies,  minority  community 
groups,  college  placement  officers,  etc. 
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These  people,  groups  and  agencies  will  be  contacted  by 
responsible  management  members  under  the  coordination 
of  the  Equal  Employment  Opportunity  Officer  in  person 
where  practicable,  or  by  telephone.   To  ensure  a 
record  of  the  Company's  policy,  these  contacts  will  be 
confirmed  by  letter  to  all  schools,  employment 
agencies,  college  placement  agencies,  etc.,  contacted 
to  further  establish  this  Company's  intent  to  promote 
and  to  comply  with  our  Equal  Employment  Opportunity 
policy. 

E.  We  will  conduct  systematic  and  direct  recruitment 
through  public  and  private  employee  referral  sources 
likely  to  yield  qualified  minority  group  applicants, 
including  but  not  limited  to  schools,  colleges,  and 
minority  group  organizations.   This  will  be  done 
through  personal  contact  by  officer,  management, 
supervisory,  and  clerical  employees  as  well  as  through 
the  use  of  letters,  notices,  etc.,  to  sources  of 
minority  group  employees.   We  agree  that  we  will 
establish  and  utilize  methods  of  identifying  those 
sources  of  minority  group  employees  in  any  given  area 
of  construction  by  consulting  with  minority  group 
community  leaders  and  appropriate  governmental 
agencies . 

F.  We  state  that  we  have,  and  agree  we  will  continue 
through  personal  contact  by  all  management  and 
supervisory  personnel,  encouraged  our  present 
employees  to  refer  minority  group  applicants,  among 
others,  to  us  for  interviews.   Many  of  our  present 
employees  have  been  recruited  by  this  method. 

G.  We  assure  that  wages,  working  conditions  and  employee 
benefits  are  determined  and  administered  on  a 
non-discriminatory  basis.   This  is  done  through  our 
previously  established  policy  covering  Wage  and  Salary 
Administration.   In  addition,  copies  of  our  policies 
covering  Change  of  Rate  or  Classification,  Informal 
Leave,  Lay-off  Subsidy,  Sick  Leave  and  Temporary 
Summer  Jobs  are  available  for  inspection. 

H.    We  assure  that  we  will  guard  against  discrimination 
with  regard  to  upgrading,  promotions,  transfer, 
demotions,  lay-offs,  and  termination  of  employment  by 
requiring  advance  clearance  with  the  Company  Equal 
Employment  Opportunity  Officer. 
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SUBCONTRACTS 


We  agree  to  solicit  the  employment  of  qualified  and 
bondable  minority  group  subcontractors  and  qualified 
bondable  subcontractors  with  minority  group 
representation  among  their  employees. 

(1)   We  agree  that  we  will  not  award  any  subcontract 
equal  to  or  in  excess  of  $10,000.00  until  (a)  the 
subcontractor  has  submitted  an  Affirmative  Action 
Program  pursuant  to  the  approved  guidelines,  (b)  the 
Program  has  been  approved  by  Karl  Coiscou,  and  (c)  the 
subcontractor's  approved  Affirmative  Action  Program 
has  been  physically  incorporated  into  the  subcontract 
and  a  contractual  obligation  between  the  prime 
contractor  and  the  subcontractor. 

We  agree  that  we  will  offer  every  assistance  to 
prospective  subcontractors  to  become  qualified 
relative  to  the  Equal  Employment  Opportunity  Program. 
Provisions  will  be  made  whereby  subcontractors 
performing  less  than  $500,000.00  may  adopt  our  Equal 
Employment  Opportunity  Program. 

We  accept  the  responsibility  to  assure  the 
subcontractor's  compliance  with  the  Equal  Employment 
Opportunity  provisions  of  the  subcontract. 

All  subcontractors  performing  work  of  $500,000.00  or 
larger  will  be  required  to  certify  that  they  are 
prequalified  before  a  subcontract  is  awarded.   We  will 
aid  them  in  becoming  qualified,  if  this  is  necessary. 

All  subcontractors  performing  work  under  $500,000.00 
are  and  have  been  required  to  execute  and  return  a 
letter  stating  their  concurrence  with  our  Equal 
Opportunity  Policy  before  the  subcontract  is  signed  by 
our  Company.   It  has  been  and  will  be  our  policy  that 
no  subcontracts  are  entered  into  unless  this  letter  is 
affirmatively  acknowledged  and  returned. 

All  subcontractors  will  be  requested  to  submit 
compliance  reports  to  this  Company  and  to  permit 
periodic  inspections  and  reviews  with  respect  to 
compliance  to  this  Company's  Equal  Employment 
Opportunity  Program. 
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9 .  PROGRAM  MONITORING 

We  will  monitor  our  Equal  Employment  Opportunity  Program  and 
that  of  our  subcontractors  to  assure  compliance  therewith  and  to 
effect  changes  therein. 

This  monitoring  program  will  take  the  form  of  periodic  overall 
surveys  of  our  program  and  our  subcontractor's  programs.   These 
surveys  will  be  performed  by  the  Equal  Employment  Opportunity 
Officer  or  his  appointees  selected  from  responsible  members  of 
management.   The  survey  findings  will  be  reviewed  at  periodic 
progress  meetings  conducted  by  the  project  manager.   The  minutes 
of  these  progress  meetings  will  be  retained  in  the  permanent 
records . 

10.  RECORDS  AND  REPORTS 

A.    We  will  keep  such  records  as  are  necessary  to 

determine  compliance  with,  and  progress  under,  our 
Equal  Employment  Opportunity  Program. 

We  agree  to  keep  records  designed  to  indicate  the 
following : 

(1)  The  number  of  minority  group  members  employed  in 
each  work  classification  during  every  payroll 
period  of  contract  performance. 

(2)  The  name  and  address  of  each  minority  group 
applicant  for  employment  who  was  not  hired  and 
the  reasons  therefor. 

(3)  The  progress  being  made  in  locating,  hiring, 
training,  qualifying,  and  upgrading  minority 
group  employees,  among  others. 

(4)  The  progress  being  made  in  securing  the  services 
of  minority  group  subcontractors. 

(5)  The  general  progress  made  by  each  subcontractor 
regularly  used  by  the  Company,  under  such 
subcontractor's  Equal  Employment  Opportunity 
Program. 

All  such  records  will  be  retained  for  a  period  of 
three  years  following  completion  of  the  contract 
work.   All  such  records  shall  be  available  at 
reasonable  times  for  inspection  for  authorized 
representatives . 
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JOHN  B.  CRUZ  CONSTRUCTION  CO    INC. 


MINORITY 

WORK 

FORCE 

Octobe 

r. 

1987 

CLASSIFICATION 

#EMPLOYED 

MINORITY 

FEMALE 

Professionals 

4 

3 

Clerical 

5 

4 

4 

Project  Engineers 

6 

4 

Office  Employees 

15 

11 

4 

Superintendents 

6 

2 

Carpenters 

12 

12 

Laborers 

16 

13 

2 

Field  Employees 

34 

27 

2 

Total 

49 

37 

6 
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R.A'i'MOND  L  FLYNN.  MAYOR 

M  AYORS  OFFICE  OF  JOBS  AND  COMMUNITY  SERVICES 


Mr.   Victor  Feliciano 
EEO/Safety  Officer 
Morse  Diesel   Inc. 
71  Federal   Street 
Boston,   MA     02110 


Dear  Victor: 


Please  let  this  letter  serve  to  acknowledge  the  outstanding  and  excellent 
effort  that  you  have  personally  shown  to  assure  compliance  with  the  Mayor's 
Boston  Resident  Jobs  Policy. 

During  the  tine  which  we  have  had  the  opportunity  tc  work  together  (which  I 
recall  to  be  at  least  twenty  years),  I  have  a  sincere  appreciation  for  your 
dedication  and  leadership  in  providing  access  to  joDs  for  Boston  residents  in 
the  construction  industry. 

I  also  wish  to  acknowledge  the  excellent  perforrance  which  has  been  achieved 
on  the  101  Federal  Street  development  project.   In  addition  to  maintaining 
numerical  compliance  at  a  consistently  high  level  (for  example,  3rd  quarter 
statistics  were  residents  45*,  minorities  28*,  and  females  3  %).  4tn  quarter 
1986  statistics  indicate  an  even  higher  numerical  compliance.  Tne  procedures 
on  the  project  which  document  Best  Faith  Efforts  is  a  model  for  other 
developers  ana  contractors  to  utilize  on  similar  projects. 

Both  the  developer  Himmel/'MKDG  and  the  prime  Contractor/Construction  Manager, 
Mcrse  Diesel  Company  should  be  commended  for  theT"  significant  support  and 
commitment  to  the  goals  of  the  Mayor's  Boston  Resident  Jobs  Policy. 

Tne  performance  on  this  project  is  indeed  a  significant  achievement  for  a 
large  scale  privately  funded  union  construction  job.  This  clearly 
demonstrates  that  with  all  parties  working  in  harmony,  the  Mayor's  goal  to  see 
Boston  residents  share  the  economic  benefits  of  our  prospering  city  can  be 
achieved. 


KRISTEN  ;  M.-CCRN'.ACk.  DIREC^'CR 


;^  BEACON  STREET*  305~ON,  S'.AC;::?  '.MTriT-xY   t 
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I  look  forward  to  working  with  you  in  a  continuing  effort  to  naintain  the  high 
Standards  on  this  project  and  any  future  endeavors. 

Sincerely, 


ames  M.^^(5ungec< 
Deputy  [Xirecto/S 
Conpliance  &  Enforcement  Division 


JMY/mf 
(7577B) 

cc:     Kenneth   Himmel,   Hirriel/MKljG 
E.   Col  1  ins,   Morse  Diesel 
Michael   Jef ferson/JCS 
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WILLIAM   A.   HOLLAND 
Vice  President 
Human  Resources 


Mr.  Vi   or  Feliciano 

Morse/l/iesel 

286  Congress  Street 

Boston,  MA.   02110 


Dear  Mr.  Feliciano; 


Our  Manager  of  Affirmative  Action/EEO,  Lyda  Peters,  has  kept  me  informed 
about  the  Affirmative  Action  and  Minority  Business  Enterprise  goal  attain- 
ment at  Copley  Place.   Your  record  in  minority  hiring  and  MBE  performance 
was  exceptional  at  the  time  we  met  last  year,  and  it  continues  to  be  so. 

Meeting  minority  and  MBE  goals  has  not  happened  by  accident.   At  the  time 
of  our  discussion,  you  showed  me  your  system  and  explained  your  procedures. 
Not  only  did  you  have  excellent  controls  in  place,  but  you  followed  through 
and  made  your  system  work.   I  would  have  been  very  surprised  if  Morse/ 
Diesel's  performance  had  not  been  exemplary. 


Thank  you  for  your  excellent  example, 
we  can  meet  again. 

Sincerely, 


The  next  time  I  am  in  Boston  I  hope 


/m^I  A^^~J 


WAH/jlh 


cc; 


K.  Himmel 
E^  Collins 
L.  Peters 
M.  Riegel 


3vEST  WACKER  DRIVE 


APPENDIX    F 

CHICAGO,     ILLINOIS    60606-1265     ■     312/263-6000  o~.  oi  ik.  f  f  •^"^' 


L^i  *  c>.5h^k«.rv 


URBAN 
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Mr.  Ed  Collins 

Vice  President 

Morse/Diesel 

286  Congress  Street 

Boston,  MA   02110 

Dear  Ed: 

In  reviewing  the  Affirmative  Action  program  for  Copley  Place,  the 
construction  hiring  and  MBE  reports  froo  Morse-Diesel  are  extremely 
impressive.   UIDC,  in  signing  the  lease  agreement  and  accepting  the  UDAG, 
committed  its  contractors  to  goals  which  are  not  easily  attainable  without  a 
strong  project  program  and  equally  sensitive  project  leadership. 
Morse-Diesel  has  demonstrated  that  It  has  both. 

From  the  start  of  the  contract  award  to  present,  your  monthly  hiring 
percentages  have  reached  the  goal  with  minority  hours,  and  are  improving  each 
reporting  period  with  female  and  Boston  residency  hiring.   The  MBE 
involvement  is  exceptional.   1  am  told  that  you  may  be  reporting  a  12Z  MBE 
this  month. 

I  highlighted  your  company's  AA/MBE  activities  in  my  Executive  Summary  to 
both  the  Governor  and  the  Mayor.   I  want  to  take  this  opportunity  to  commend 
both  you  and  Victor  Feliclano  for  the  example  you  have  established  as  major 
contractors  at  Copley  Place. 

The  challenge  for  your  company  is  to  maintain  this  momentum  throughout  the 
entire  contract  period.   Based  on  your  past  performance,  I  am  confident  that 
you  will. 

Best  wishes, 

URBAK^INVKTMENT  AWO^DEVELOFMENT  CO. 


Cenneth  A.  Hlmmel 

Senior  Vice  President  and  Project  Manager 

KAfl:kmo 

cc:  Rudy  Dmscheid 
Gordon  Hislop 
Bill  Holland 
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Boston 

R€de¥sl©pm€nt 
Authority 


May  9,   1934 


Morse/Diesel,    Inc. 

Copley  Place  Marriott  Project  Office 

30  Garrison  Street 

Boston,  Massachusetts     02116 

Attention:      Mr.    Victor  Fel  iciano 
EEO  Coordinator 

Reference:      Boston  Copley  Place  Marriott  Hotel 
MBE/Affirmative  Action  Requirements 

Dear  Mr.   Fel iciano: 

Boston  Redevelopment  Authority's  Contract  Compliance  department 
wishes   to  commend  you  for  your  past  and  present  efforts   in  meet- 
ing minority  hiring  for  the  Marriott. 

I   am  sorry    for   the  misinformation  on  your  minority  hiring   statis- 
tics  for  Copley  Place  Marriott  project  as   indicated   in  my  letter 
of  April   30th.      The  Contract  Compliance  office  does  not  wish   to 
withhold  recognition  of  projects   that  have  made   the  kind  of  con- 
sciencious   effort   that  Morse/Diesel   has  made   in  meeting  minority 
hiring   requirements.      Your   record  has   been   exceptional    in   this 
regard  and  we  anticipate  that  you  will   continue   in  this  effort. 

We   have  corrected   the    information   in  our  files   and  have   taken 
measures   to   be   sure   that   the  statistics  on  your  project  are  prop- 
erly documented. 

Thank  you   for   the   consciencious   effort   that  Morse/Diesel    has  made 
in  meeting    its  Affirmative  Action  goals. 

Please  call    on  us   if  we  can  be  of  service   to  you   in  the  future. 

Very  truly^ourj 


y  truly^ours^ 

gjV  Johnson 
Director  of  Contract  Compliance 


RJ;cf 


cc:      Agnes   McCann,   Mass    Turnpike  .A.jthority  Cindy   Epos,    Perini 

James   Younger,   NOEA  Lyda   Ppters,   UDIC 

GtyHciiS-^-ce    Mitchell    Fischman,    Project  Coordination 
osion.  rv'ossoc'x^rts  02201 
i17)  722  4300 
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APPENDIX  G 

LISTS  OF  OTHER  PROJECTS  COMPLETED  BY 
CBT,  MORSE/DIESEL,  JOHN  CRUZ 


Guilds  Bertman  Tseckares  &  Casendino  Inc. 


CBT  Representative  Experience 
City  of  Boston  Projects 


BACK  BAY 


o  Ames  Webster  Mansion 

Adaptive  Reuse  into  Offices 
Boston,  Massachusetts 

o  399  Boylston  Street  Building  and 
Warren  Chambers  Building 
Boston,  Massachusetts 

o  116  Huntington  Avenue 
Office  Building 
Boston,  Massachusetts 

o  745  Boylston  Street 
Office  Building 
Boston,  Massachusetts 

o  415  Boylston  Street 
Office  Building 
Boston,  Massachusetts 

o  Oliver  Ames  Mansion 

Adaptive  Reuse  into  Offices  and  Retail 
Boston,  Massachusetts 

o  416  Marlborough  Street 
Residential  Condominiums 
Boston,  Massachusetts 

o  Haddon  Hall 

Feasibility  Study  for  Condominium  Conversion 
Boston,  Massachusetts 

o  Bonwit  Teller  Building 
234  Berkley  Street 
Boston,  Massachusetts 

o  The  Coolidge  Bank  &  Trust  Building 
75  Arlington  Street 
Boston,  Massachusetts 

o  The  Boston  Five  Cents  Savings  Bank 
355  Boylston  Street 
Boston,  Massachusetts 
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Ch'lds  Sertman  Tseckarss  3t  Casendino  Inc. 


o  Exeter  Street  Theater 

Restoration  and  Adaptive  Reuse 
Boston,  Massachusetts 

o  Ritz  Carlton  Hotel  Renovation 
Boston,  Massachusetts 

o  Atlantic  Monthly  Renovation 
Boston,  Massachusetts 

o  Boylston  Street  Office  Building 

Restoration  and  Interior  Architecture  for  Retail  Store 
Boston,  Massachusetts 

o  DuBarry's  Restaurant  Addition 
159  Newbury  Street 
Boston,  Massachusetts 

o  Boston  Tennis  &  Racquet  Club 
Feasibility  Study 
Boston,  Massachusetts 

o  Clarendon  Street  Playpark 
Boston,  Massachusetts 

o  J.  Bildner's  &  Sons 

Interiors  for  Delicatessen  and  Grocery  Mart 
Boston,  Massachusetts 

DOWNTOWN 

o  73  Tremont  Street 
Boston,  Massachusetts 

o  110-120  Tremont  Street 
Boston,  Massachusetts 

o  MBTA  Washington  Street  Subway  Station 
and  two  new  street  entrances 
Architecture 
Boston,  Massachusetts 

o  Filene's  Park  Redesign 
Landscape  Architecture 
Boston,  Massachusetts 

o  One  Winthrop  Square  and  Plaza 

Architecture,  Landscape  Architecture,  Urban  Design 
Boston,  Massachusetts 


APPENDIX  G 


!n  ~3ecl<ares  Si  Ccsendino  Ir.c. 


o  Winthrop  Lane  Pedestrian  Walkway 
Landscape  Architecture 
Boston,  Massachusetts 

o  21  Merchants  Row  Renovation 
Architecture 
Boston,  Massachusetts 

o  Boston  Racquet  Club 

Interior  Architecture  and  Interior  Design 
Boston,  Massachusetts 

DOWNTOWN  SOUTH 

o  Wilbur  Theater  Restoration  and 

Proposed  new  office,  theater  lobby,  restaurant  facility 
Boston,  Massachusetts 

o  Little  Building 
Feasibility  Study 
Boston,  Massachusetts 

o  Paddock  Building 
Feasibility  Study 
Boston,  Ma""  ^.chusetts 


SOUTH  END 

o  Southwest  Corridor  Parkland  Management 
Boston,  Massachusetts 

o  Tremont  Street  -  Columbus  Avenue  Reconstruction 
Boston,  Massachusetts 

o  MBTA  Replacement/Transit  Improvement  Study 
Community  Participation 

Boston,  Massachusetts 

WEST  END 

o  Charles  River  Park  Synagogue 
Boston,  Massachusetts 

o  Cardinal  Cushing  Park  Redesign 
Boston,  Massachusetts 
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Ch'lds  3artman  Tseckares  &  Casendino  Inc. 


CHARLESTOWN 

o  North  Area  Central  Artery-City  Square 

Urban  Design,  Architecture,  Landscape  Architecture, 
Community  Participation 
Charlestown,  Massachusetts 

o  Shipyard  Park 

Landscape  Architecture 
Charlestown,  Massachusetts 

o  Shipways  Condominiums 

Architecture,  Landscape  Architecture 
Boston,  Massachusetts 

o  Chelsea/Water  Street  Connector 

Urban  Design,  Landscape  Architecture 
Charlestown,  Massachusetts 

o  Hoosac  Pier 

Feasibility  Study  and  Development  Guidelines 
Charlestown,  Massachusetts 

BEACON  HILL 

o  Beacon  Hill  Townhouse  Renovation 
Architecture,  Landscape  Architecture 
Boston,  Massachusetts 
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MORSE/DIESEL  EXPERIENCE 

Boston  Office  -  1980  -  Present 

Projects  Completed 

One  Financial  Center  (Dewev  Square)  -  90  million  dollar,  47 
story,  1.25  million  square  foot  office  building.   Completed 
50%  of  tenant  improvement  contracts  valued  at  10  million 
dollars . 

Mariott  Copley  Place  Hotel  -  77  million  dollar,  37  story, 
1,200  room  convention  hotel.   Completed  50%  of  Copley  Place 
tenant  improvement  contracts  valued  at  10  million  dollars. 

Wang  Manufacturing  Building  -  12  million  dollar,  10  story, 
100,000  square  foot  research  and  manufacturing  building 
(First  project  by  Wang  in  downtown  Boston). 

Ritz  Carlton  Hotel  -  15  million  dollar,  18  story  hotel  and 
condominium  addition  to  Ritz  Carlton  Hotel. 

Riverview  Phase  II  -  15  million  dollar,  18  story,  150,000 
square  foot  office  building  with  six  (6)  levels  of  parking. 

Price  Waterhouse,  Boston,  MA  -  5.5  million  dollar  tenant 
improvement  on  four  (4)  floors  of  office  space,  85,500 
square  feet. 

Cohen  Properties  Projects  -  Three  (3)  office  building 
rehabilitations,  valued  at  15  million  dollars. 

Constitution  Office  Park,  Charlestown,  MA  -  45  million 
dollar  rehabilitation  of  1.4  million  square  feet  of  storage 
space  into  an  office  building  and  parking  garage. 


Projects  Underway 

M.G.H.  East.  Charlestown,  MA  -  30  million  dollar  tenant 
improvements  to  be  occupied  by  Mass.  General  Hospital  for 
research  labs  &  offices  totaling  380,000  square  feet. 

Middlesex  Mutual  Assurance  Co.  -  Middletown,  CT  -  joint 
venture  project  with  The  C.E.  Larson  Company  on  a  207,000 
square  foot  home  office  building  with  7-story  garage. 

Meredith  &  Grew.  Boston.  MA  -  1.6  million  dollar,  26,605 
square  feet  of  tenant  improvements  on  2  floors  at  the  USM 

Bui Iding . 
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Esplanade  on  the  Charles.  Cambridge.  MA  -  approximately  40 
million  dollar,  13  story,  372,331  square  foot,  residential 
complex  with  151,541  square  feet  of  parking. 

Farnsworth  Street  Garage.  Boston.  MA  -  5  million  dollar, 
129,675  square  foot,  7  story  parking  garage. 

One  Memorial  Drive.  Cambridge.  MA  -  35  million  dollar,  20 
story,  500,00  square  foot  office  building  with  six  (6) 
levels  of  parking. 

101  Federal  Street.  Boston.  MA  -  approximately  50  million 
dollar,  31  story,  680,000  square  foot  office  building  with 
two  levels  of  below-grade  parking. 

75  Federal  Street.  Boston.  MA  -  15  million  dollar 
rehabilitation  of  22  story,  280,000  square  foot  office 
building . 

Dynamics  Research  Corporation.  Wilmington.  MA  -  1.5  million 
dollar,  41,509  square  feet  of  tenant  improvements. 

Scudder  Stevens  &  Clark  -  Boston.  MA  -  1.3  million  dollar, 
50,000  square  feet  of  tenant  improvements  on  3  floors  of 
the  USM  Building. 

The  Putnam  Companies  -  Boston.  MA  -  3  million  dollar  tenant 
fitup  work  on  three  floors  of  99  High  Street. 


Consulting  Projects 

Pier  4  -  Boston.  MA  -  approximately  100  million  dollar 
mixed  use  project  with  hotel,  condominiums  and  office 
buildings  totalling  approximately  1.7  million  square  feet, 

Hyatt  Hotel  -  Boston.  MA  -  approximately  100  million 
dollar,  1,000,000  square  foot  hotel  with  47  floors  to 
include  850  hotel  rooms.   Includes  below  grade  parking 
garage  for  500  cars. 

125  High  Street  -  Boston.  MA  -  approximately  100  million 
dollar,  1,900,000  square  foot,  office  tower  with 
retail/commercial  spaces  and  5  floors  of  below  grade 
parking . 
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110  Huntington  Avenue  -  Boston,  MA  -  approximately  25 
million  dollar,  369,000  square  feet,  office  space  including 
16,000  square  feet,  ground  floor  retail  area  and  50,000 
square  feet,  of  below  grade  parking  for  95  cars. 

One  Citizen  Plaza.  Providence.  RI  -  20  million  dollar,  14 
story  office  building,  236,000  square  feet. 

Emmanuel  College,  Boston.  MA  -  4  million  dollar  renovation 
of  two  (2)  existing  buildings,  40,800  square  feet. 

Boston  College  High  School.  Dorchester.  MA  -  4  million 
dollar  renovation  of  two  (2)  existing  buildings,  40,800 
square  feet. 

360  Newbury  Street,  Boston.  MA  -  6  million  dollar 
renovation  of  existing  7  story  office  building,  133,000 
square  feet. 

Harbor  Point  Housing  Project.  Boston.  MA  -  120  million 
dollar  renovation  and  reconstruction  of  existing  1282  mixed 
income  apartments  into  new  apartments  and  townhouses, 
1,732,930  square  feet. 

Pier  7.  Charlestown.  MA  -  14.5  million  dollar  condominium 
complex  at  the  Navy  Yard. 

Lafayette  Place.  Boston.  MA  -  50  million  dollar  Hotel  and 
Retail  Complex. 

Charles  Street  Jail.  Boston.  MA  -  44  million  dollar 
renovation  of  existing  correctional  facility  with  17  story, 
450  bed,  200,000  square  feet  addition. 

Hvnes  Auditorium.  Boston.  MA  -  145  million  dollar  expansion 
of  convention  center  from  215,000  square  feet  to  815,000 
square  feet. 

United  Shoe  Building.  Boston.  MA  -  30  million  dollar,  27 
story  renovation  off  350,000  square  feet  office  building. 

Federal  Center.  Boston.  MA  -  55  million  dollar,  30  story, 
700,000  square  feet,  office  building. 

Weston  Manor.  Weston.  MA  -  1.4  million  dollar  addition  to 
nursing  home. 
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JOHN  B.  CRUZ  CONSTRUCTION  CO..  INC, 
PROJECTS  COMPLETED 


DIMOCK-BRAGDON  APARTEMENTS 
Boston,  Mass. 

Contract  Amount:   $2,500,000 
Completion  Date:   Nov.,  1983 


ST.  MARY'S  PLAZA 

Lynn,  Mass. 

Contract  Amount:   $4,100,000 

Completion  Date:   Nov.,  1983 


CHARLAME  PARK  HOMES 
Boston,  Mass. 

Contract  Amount:   $800,000 
Completion  Date:   Nov.,  1983 

FIELDSTONE  APARTMENTS 
Boston,  Mass. 

Contract  Amount:   $3,700,000 
Completion  Date:   Oct.,  1982 


BAKER  MANOR 

Boston,  Mass. 

Contract  Amount:   $1,600,000 

Completion  Date:   August,  1982 


OUINCY  GENEVA  HOUSINC 
Boston,  Mass. 

Contract  Amount:   $2,830,000 
Completion  Date:   3/31/87 


O.I.C.  EXPANSION  RENOVATIONS 
Boston,  Mass. 

Contract  Amount:   $690,000 
Completion  Date:   Jan.,  1982 
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VETERANS  ADMINISTRATION  HOSPITAL  RENOVATIONS 

Brockton,  Mass. 

Contract  Amount:   $660,000 

Completion  Date:   Oct.,  1981 


TAURUS  AT  FOUNTAIN  HILL  APARTMENTS 
Boston,  Mass. 

Contract  Amount:   $2,600,000 
Completion  Date:   June,  1981 


DIGITAL  EOUIPMENT  CORPORATION 
Boston,  Mass. 

Contract  Amount:   $2,600,000 
Completion  Date:   Feb.,  1980 


RAYTHEON  FACILITIES  RENOVATIONS 
Boston,  Mass. 

Contract  Amount:   $320,000 
Completion  Date:   Jan.,  1980 


BARRETT  BUILDING 

Boston,  Mass. 

Contract  Amount:   $1,400,000 

Completion  Date:   11/1/86 


COUNCIL  TOWER 

Boston,  Mass. 

Contract  Amount:   $7,674,882 

Completion  Date:   5/30/85 


COX  BUILDING 

Boston,  Mass. 

Contract  Amount:   $1,956,664 

Completion  Date:   10/4/85 


SEAVER  SCHOOL 

Boston,  Mass. 

Contract  Amount:   $1,037,903 

Completion  Date:   11/85 
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Q.I.C. 

Boston,  Mass. 

Contract  Amount:   $246,730.00 

Completion  Date:   10/15/85 


LORING  AIR  FORCE  BASE 
Limestone,  Maine 
Contract  Amount:   $14,459,878 
Completion  Date:   8/28/86 


PROJECTS  IN  PROGRESS 


ROXBURY  HILLS/CASS  HOUSE 
Boston  Mass. 

Contract  Amount:   $6,603,075 
Completion  Date:   3/31/88 


VERDEAN  GARDENS 
New  Bedford,  Mass. 
Contract  Amount:   $6,623,108 
Completion  Date:   10/1/88 


FORTRESS  STORAGE  FACILITY 
Boston,  Mass. 

Contract  Amount:   $2,514,481 
Completion  Date:   12/1/87 


TREMONT  VILLAGE 

Boston,  Mass. 

Contract  Amount:   $1,985,000 

Completion  Date:   7/1/88 


TDC .  Ill 

Boston,  Mass. 

Contract  Amount:   $4,972,060 

Completion  Date:   8/1/88 
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CENTRE  STREET  CONDOMINIUMS 
Boston,  Mass. 

Contract  Amount:   $2,219,000 
Estimated  Completion:   7/1/88 


WINSLOW  COURT 

Boston,  Mass. 

Contract  Amount:   $2,002,000 

Estimated  Completion:   7/1/88 


WAYNE  APARTMENTS 

Boston,  Mass. 

Contract  Amount:   $10,026,000 

Estimated  Completion:   9/1/89 
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